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City of Sonoma Planning Commission

AGENDA

Regular Meeting of August 8, 2013 -- 6:30 PM
Community Meeting Room, 177 First Street West

Sonoma, CA 95476

Meeting Length: No new items will be heard by the Planning Commission after 10:30 PM, unless the Commission, by
majority vote, specifically decides to continue reviewing items. If an item is not heard due to the length of the meeting, the
Commission will attempt to schedule a special meeting for the following week. If a special meeting is necessary, potential dates
will be established at the close of this meeting, and a date set as soon as possible thereafter.

CALL TO ORDER - Chair, Chip Roberson

Commissioners: Gary Edwards

Robert Felder

Mark Heneveld

Matt Howarth

Mathew Tippell

Bill Willers (Alternate)

Be Courteous - TURN OFF your cell phones and pagers while the meeting is in session.

PLEDGE OF ALLEGIANCE

COMMENTS FROM THE PUBLIC: Presentations by audience members on items not appearing on the agenda.
MINUTES: Minutes from the meeting of July 11, 2013.

CORRESPONDENCE

ITEM #1 - CONSENT CALENDAR

These items will be acted upon in one
motion unless removed from the
Consent Calendar for discussion by
Commissioners or any interested party.

Staff: Wendy Atkins

Request:

Request for a one-year extension to an
approved Planned Development Permit
for a four-unit project (881-887 First
Street West Applicant: Clyde lkeda).

RECOMMENDED ACTION:

Grant one-year extension.

ITEM #2 - PUBLIC HEARING
REQUEST:

Re-evaluation of a previously approved
Music Venue License allowing live
music to be performed in association
with special events.

Applicant/Property Owner:
Treg Finney/EDI Associates

Staff: Wendy Atkins

Project Location:
405 First Street West

General Plan Designation:
Commercial (C)

Zoning:
Planning Area: Downtown District

Base: Commercial (C)
Overlay: Historic (/H)

RECOMMENDED ACTION:

Renew with conditions.

ITEM #3 - PUBLIC HEARING
REQUEST:

Re-evaluation of a previously approved
Music License allowing regularly-
scheduled live music to be performed
at Hopmonk Tavern.

Applicant/Property Owner:
Dean Biersch/Hopmonk Tavern

Staff: Rob Gjestland

Project Location:
691 Broadway

General Plan Designation:
Mixed Use (MU)

Zoning:
Planning Area: Broadway Corridor

Base: Mixed Use (MX)
Overlay: Historic (/H)

RECOMMENDED ACTION:

Renew with conditions.
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ITEM #4 — PUBLIC HEARING
REQUEST:

Consideration of a Use Permit to

convert a single-family residence into a

two-bedroom vacation rental.

Applicant/Property Owner:
Donna Dambach and Christine
Argenziano/Lisa Ellis

Staff: Rob Gjestland

Project Location:
780 Broadway

General Plan Designation:
Mixed Use (MU)

Zoning:
Planning Area: Broadway Corridor

Base: Mixed Use (MX)
Overlay: Historic (/H)

RECOMMENDED ACTION:

Approve with conditions.

ITEM5-STUDY SESSION
REQUEST:

Study session on a proposal to
construct 12 apartments on a 1-acre
site.

Project Location:
840 West Napa Street

General Plan Designation:
Commercial (C)/
Medium Density Residential (MR)

RECOMMENDED ACTION:

Provide direction to applicant.

Applicant/Property Owner:
Victor Conforti, Architect/ Michael
Rabbitt

Zoning:

Planning Area:

West Napa/Sonoma Corridor &
Staff: Wendy Atkins Northeast Area

Base: Commercial (C)/

Medium Density Residential (R-M)

Overlay: None

ISSUES UPDATE

COMMENTS FROM THE COMMISSION
COMMENTS FROM THE AUDIENCE
ADJOURNMENT

I do hereby certify that a copy of the foregoing agenda was posted on the City Hall bulletin board on August 2,
2013.

CRISTINA MORRIS, ADMINISTRATIVE ASSISTANT

Rights of Appeal: Any decision of the Planning Commission may be appealed to the City Council. Appeals must be filed
with the City Clerk within fifteen (15) calendar days following the Planning Commission’s decision, unless the fifteenth day
falls on a weekend or a holiday, in which case the appeal period ends at the close of the next working day at City Hall. Appeals
must be made in writing and must clearly state the reason for the appeal. Appeals will be set for hearing before the City Council
on the earliest available agenda. A fee is charged for appeals.

Copies of all staff reports and documents subject to disclosure that relate to any item of business referred to on
the agenda are available for public inspection the Monday before each regularly scheduled meeting at City Hall,
located at No. 1 The Plaza, Sonoma CA, (707) 938-3681. Any documents subject to disclosure that are provided
to all, or a majority of all, of the members of the Planning Commission regarding any item on this agenda after
the agenda has been distributed will be made available for inspection at the Administrative Assistant office, No.
1 The Plaza, Sonoma CA during regular business hours.

If you challenge the action of the Planning Commission in court, you may be limited to raising only those issues
you or someone else raised at the public hearing described on the agenda, or in written correspondence delivered
to the Administrative Assistant, at or prior to the public hearing.
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In accordance with the Americans with Disabilities Act, if you need special assistance to participate in this

meeting, please contact the City Clerk (707) 933-2216. Notification 48-hours before the meeting will enable the
City to make reasonable arrangements to ensure accessibility to this meeting.



August 8, 2013
Agenda Item 1

MEMO

To: Planning Commission
From: Associate Planner Atkins

Subject:  Request for a one-year extension to an approved Planned Development Permit for a
four-unit project (881-887 First Street West Applicant: Clyde Ikeda).

Background

On November 9, 2006, the Planning Commission approved a Planned Development Permit to
subdivide a 0.34-acre parcel into a four-unit residential development at 881-887 First Street
West. Subsequently, on January 10, 2008, the Planning Commission approved a one-year
extension. Meanwhile, the one-year automatic extension set forth in Government Code section
66451.21 applied extending the validity of the map to November 9, 2010. In addition, on
February 12, 2009, the Planning Commission granted an additional one year discretionary
extension. On July 13, 2011, Governor Brown signed Assembly Bill 208, granting an additional
two-year extension. The new (and current) expiration of the project is November 9, 2013. Since
the project was approved by the Planning Commission in 2006, the applicant has received
Design Review Commission approval of the building elevations, landscaping, and exterior light,
materials, and colors. Due to the slowly recovering housing market, the applicant is requesting
an extension in order to keep the approval active (see attached letter). This would be the third of
six one-year discretionary extensions that the Planning Commission could grant for the project.

cc: Clyde Ikeda
260 San Anselmo Avenue
San Francisco, CA 95476
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July 18, 2013

Dear Ms. Wendy Adkins,

We are requesting an extension of our planning permit for a planned 4-unit development at
881/887 1st Street West, Sonoma California. As a result of the slowly recovering housing

market, this project is appealing to us and we would like to pursue it.

Thank you for your help in this matter. If you have any questions please give me a call, Lisa
Ikeda at 415-806-9544.

[ appreciate you help in this matter.
Thank you,

Lisa

“l—-

Cc Bill Willers/Marcus Willers Architects



August 8, 2013
Agenda Item #2

MEMO

To: Planning Commission
From: Wendy Atkins, Associate Planner

Re: Re-evaluation of a previously approved Music License allowing regularly-scheduled
live music to be performed and recorded music played at the EI Dorado Hotel and
Kitchen in association with special events (405 First Street West).

Property Description

The property is located on an 18,570 spare-foot parcel located on the west side of First Street
West on the corner of West Spain Street. The property has frontage on First Street West and
West Spain Street and is currently developed with two buildings that accommodate a hotel and a
restaurant. Directly adjoining land uses include:

North: The Girl and the Fig Restaurant and the Sonoma Hotel/Commercial.

South: One building that accommodates a restaurant, a retail store, and three residential
apartments/Commercial; and a single-family residence/Commercial.

East: The Sonoma Plaza/Park.
West: Three Sticks Wines/Commercial.

Music is performed at the following locations (see project narrative for picture of locations):
e Outside: Patio dining and patio lounge.
e Inside: Fireplace lounge; dining room; private dining.

Background

On October 9, 2013, the Planning Commission approved a use permit to allow an expansion of a
lounge area associated with the Eldorado Hotel. On July 3, 2006, the Planning Commission
approved a use permit allowing the conversion of an existing retail space into a café associated
with the EIl Dorado Kitchen. On June 14, 2007, the Planning Commission approved a use permit
for a restaurant with live music in conjunction with the EI Dorado Hotel and Restaurant. On
August 10, 2012, the Planning Commission approved a Music Venue License allowing
regularly-scheduled live music to be performed and recorded music played. The current use
permit conditions of approval are as follows:



e Windows and doors shall remain closed (doors to the extent feasible) when
music/entertainment is conducted within the building.

e The use shall operate in compliance with the noise limits and standards of the City’s
Noise Ordinance.

e Live music performances shall be allowed no more than two times per calendar month.

e Live music performances shall be allowed outside within the following timeframes and
subject to the following limitations:

Fridays: 11:30 a.m. to 8 p.m.
Saturdays: 11:30 a.m. to 8 p.m.
Sundays through Thursdays: 11:30 a.m. to 8 p.m.

Acoustic music only no amplification and no use of microphones.

e Live music performances shall be allowed indoors within the following timeframes and
subject to the following limitations:

Fridays: 11:30 a.m. to 10 p.m.
Saturdays: 11:30 a.m. to 10 p.m.
Sundays through Thursdays: 11:30 a.m. to 8 p.m.

Live (no restriction on instrument type), disk jockey and amplified music.

e Signs shall be posted at all exits and in the parking lot to remind patrons to keep noise
levels down and respect the neighborhood.

Music Venue Licensing

Adoption of Music License Regulations: On February 22, 2012, the City Council adopted
Ordinance 02-2012, which established regulations and a licensing process for live music venues.
In part, the ordinance amended the Development Code to allow music venues in the
Commercial, Gateway-Commercial, and Mixed-Use zones, subject to review and approval of a
Music Venue License by the Planning Commission. The purpose of the licensing requirements is
to ensure that live music performances are conducted in a manner compatible with adjacent land
uses. In contrast to a Use Permit (the method by which live music was regulated prior to the
adoption of Ordinance 02-2012), a Music Venue License:

. Is not an approval that runs with the land. (This proved to be a significant concern of
community members and commissioners in review of Use Permits for live music and an
impetus for drafting the music license regulations.)

. Is approved for a specific business/entity/site and must be reconsidered by the Planning
Commission with any change of ownership.

. Is subject to reconsideration by the Planning Commission one-year after being exercised
and must be renewed annually thereafter.



. May be terminated by the Planning Commission at any time subject to certain findings.

Purpose of Review (Initial Review): Under Section 5.34.110 of the Sonoma Municipal Code, the
Planning Commission must hold a noticed public hearing to review a Music Venue License one
year after it has been approved/exercised to consider compliance with the conditions of approval
and re-evaluate its compatibility with adjoining uses. Through this review process, the Planning
Commission ultimately has the discretion to extend the license, terminate the license (subject to
specific findings), or amend the conditions of approval as deemed necessary.

Complaints: The Police Department has confirmed that there have been no calls for service to
the El Dorado Hotel and Kitchen related to noise since the Music License was approved last year
on August 10, 2012.

Findings for Approval: The Planning Commission may extend a Music Venue License only if
the following three findings below can be made:

A. The proposed Music Venue License is consistent with the General Plan and the
Development Code (SMC Chapter 19);

B. The nature, scale and operating characteristics of the proposed Music Venue are
compatible with the existing and future land uses in the vicinity; and

C. When implemented, the management plan sufficiently assures ongoing compliance with
hours of operation, security, noise control, and all other conditions that may be attached to
the License.

As discussed above, in extending a Music Venue License, the Planning Commission also has the
discretion to amend the conditions of approval if deemed necessary.

Recommendation

Staff recommends that the Planning Commission extend the music license subject to the current
conditions of approval (attached).

Attachments

1. Draft Findings

2. Draft Conditions of Approval

3. Vicinity Map

4. Project Narrative

cc: Police Chief Sackett
El Dorado Hotel and Kitchen
Attn: Treg Finney
405 First Street West
Sonoma, CA 95476

E D | Associates



P.O. Box 8000
Mill Valley, CA 94942-8000

Kaleoaloha and Kelly Brown
144 West Spain Street, Apt. 16
Sonoma, CA 95476

Robert Skelton
Cypress Gardens

144 West Spain Street
Sonoma, CA 95476

Jean Thompson
415 Fist Street West
Sonoma, CA 95476

Deana Castagnasso
124 Church Street
Sonoma, CA 95476

Kathleen Parks Perry
415 First Street West, Apartment # 1
Sonoma, CA 95476

Rory McCarthy Design
415 First Street West
Sonoma, CA 95476

Kathleen Pierce
144 West Spain Street, Apt. 3
Sonoma, CA 95476

Wyle House
132 West Spain Street
Sonoma, CA 95476

Orion Partners, LTD

Attn: Lori Greenstein Bremner
P.O. Box 1561

Sonoma, CA 95476

Louie Mangiantini
144 West Spain Street
Sonoma, CA 95476

M. Severson
433 West Spain Street, Apt. 5
Sonoma, CA 95476



City of Sonoma Planning Commission
FINDINGS OF LICENSE APPROVAL
El Dorado Hotel and Kitchen Re-evaluation of a Previously Approved Music Venue License —
405 First Street West

August 8, 2013
Based on substantial evidence in the record and upon consideration of all testimony received in the

course of the public review, including the public review, the City of Sonoma Planning Commission
finds and declares as follows:

Music Venue License Findings

A.  The proposed Music Venue License is consistent with the General Plan and the
Development Code (SMC Chapter 19);

B. The nature, scale and operating characteristics of the proposed Music Venue are
compatible with the existing and future land uses in the vicinity; and

C.  When implemented, the management plan sufficiently assures ongoing compliance with
hours of operation, security, noise control, and all other conditions that may be attached to
the License.



DRAFT

City of Sonoma Planning Commission
CONDITIONS OF LICENSE APPROVAL
El Dorado Hotel and Kitchen Re-evaluation of a Previously Approved Music Venue License —
405 First Street West

August 8, 2013

1. Windows and doors shall remain closed (doors to the extent feasible) when music/entertainment is conducted
within the building.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

2. The use shall operate in compliance with the noise limits and standards of the City’s Noise Ordinance.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

3. Live music performances shall be allowed no more than two times per calendar month.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

4. Live music performances shall be allowed outside within the following timeframes and subject to the following
limitations:

Fridays: 11:30 a.m. to 8 p.m.
Saturdays: 11:30 a.m. to 8 p.m.
Sundays through Thursdays: 11:30 a.m. to 8 p.m.

Acoustic music only no amplification and no use of microphones.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

5. Live music performances shall be allowed indoors within the following timeframes and subject to the following
limitations:

Fridays: 11:30 a.m. to 10 p.m.
Saturdays: 11:30 a.m. to 10 p.m.
Sundays through Thursdays: 11:30 a.m. to 8 p.m.

Live (no restriction on instrument type), disk jockey and amplified music.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

6. Signs shall be posted at all exits and in the parking lot to remind patrons to keep noise levels down and respect
the neighborhood.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing
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July 03, 2013

El Dorado Hotel and Kitchen
405 First Street West
Sonoma, CA 95476

Subject: Requesting that no changes be made on our current music permit.

The El Dorado Hotel and Kitchen is requesting that no changes be made to our current music permit.
We have been operating for a year now within the perimeters of our music permit issued August 2012.
There have been no noise complaints filed against us with the police department this past year nor have
any issues been brought to our attention from our neighbors. The hours set for live music in our permit
have worked well for us as well.

We plan to continue to strictly adhere to the hours of our permit. We always have between two and ten
managers on our property at all times. Our management team will continue to ensure that any
music/noise on our property will only occur during the permitted hours. If the volume levels reach a
‘point where it is disturbing our diners, hotel guests or neighbors we’ll make sure that it gets reduced
immediately (even if within our permitted hours of music). In most cases, this is not a problem because
most of our events are wedding celebrations or corporate dinners. We have no intention of becoming a
live music venue. All of our music requests are in conjunction with special events.

We've attached a copy of our initial proposal from 2012 should anyone have any questions. It shows in
detail where any live music would be located on the property. Additionally it maps out the types of
events we do and the type of music allowed indoor and outdoor.

If you have any other questions please do not hesitate to contact me.

Thank you,

Treg Finney

General Manager
707-996-3030
tfinney@eldoradosonoma.com

EL DORADO P 707 996 3030 F 707 996 3148 405 FIRST STREET WEST SONOMA CA 95476
KITCHEN ELDORADOSONOMA.COM -y
= e e = W@



July 13, 2012

El Dorado Hotel and Kitchen
405 First Street West
Sonoma, CA 95476

‘Subject: Requesting consideration to amend our current music permitting.

The El Dorado Hotel and Kitchen is requesting to amend our current music permit for the allowance of live music
during special events. Our special event business generates over half a million dollars a year and the entire
property (hotel, restaurant and café) generates over 4 million dollars annually.

We have been hosting private events since the restaurant opened in June of 2005. Special events include social
and corporate gathering along with wedding celebrations. 6 months out of the year, we average about 2 special
events per month requesting music and would appreciate the flexibility to accommodate these requests on various

days and times of the week.

We host a variety of wedding related special events; including ceremonies, receptions rehearsal dinners and
showers. One of the most common requests we have from our couples is live music. We are sensitive to our
residential neighbors and guests of our 27 hotel rooms. Outdoor events have an end time of 10:30 and we self

police the music and noise levels.

We would like to include the following music options as part of our wedding packages:
Outdoor Events

e For events on our private patio we would like to accommodate acoustic music,
This would not include the use of horns, percussion, amplification or the use of microphones.
Live acoustic music would only be optional during the hours of a contracted special event,
Daytime events run from 8:00am-4pm. '
Evening events run from 5:00pm-10:30pm.

® e ¢ @

Indoor Events
e For events that are exclusively in-door we would like to accommodate acoustic, live and amplified music.

e  Set up of instruments and disk jockey would be limited to inside our restaurant and lobby areas.
e Daytime events run from 11:30am-4pm.
e  Evening events run from 5:00pm-10pm.

We are requesting the allowance of outdeor acoustic music during a contracted special event:
e  Anytime between 11:30am-10:00 pm on Fridays and Saturdays.
e  Anytime between 11:30am-8:00pm Sunday through Thursday.

We are requesting the use of gcoustic, live music and disk jockey indoor during a contract special event:
o  Anytime between 11:30am-10:00pm Fridays and Saturdays.

o  Anytime between 11:30am-8:00pm Sunday through Thursday.

EL DORADO HOTEL / EL DORADO KITCHEN

EDH P 707 996 3030 F 707 996 3148 405 FIRST STREET WEST SONOMA CA 95476

ELDORADOSONOMA.COM

m
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We have included a map of our property and the locations marked in red of where we will set up music:
Patio Dining
e  The Patio Dining is the largest of our outdoor special event locations. This venue is most often used for
cocktail reception parties, plated as well as wedding ceremonies.
o We are requesting the allowance of acoustic music in this venue during special events.

Patio Lounge
e The Patio Lounge, located between our historic fig tree and fireplace lounge is a beloved local hangout &

ideal location to have a pre-dinner reception before being seated in the fireplace lounge.

e The fig tree court yard is most often sold as special event space with anywhere from 1-5.5 hour access for
special events.

e  We are requesting the allowance of acoustic music in this venue,

o  Absolutely no amplification, microphones, horns, ect.

Fireplace Lounge
o  Qurfireplace lounge is adjacent to the El Dorado Hotel lobby.

e This venue is a favorite for groups of 20-40 people for wedding rehearsal dinners, ceremonies or
receptions.
o We are requesting the allowance of both amplified & acoustic music in this location.

Dining Room
e  The Main Dining Room & Bar if this venue is reserved it is considered a full buyout of our facility.

e  Guests that buyout the main dining room or even the entire facility are most often hosting both a
wedding ceremony & reception. :
The most common request for wedding is music & dancing.

o  We are requesting the allowance of both acoustic & amplified music in our main dining room during
special events. '

Private Dining
e  The Private Dining room, located at the back of our main dining room is our most secluded option at the

EDK.
o  This room is perfect for groups of 20-30 people.
e We are requesting the allowance of both amplified & acoustic in this venue.

Thank you for your consideration.

.General Manager

EL DORADO HOTEL / EL DORADO KITCHEN

ED
EDH K P 707 996 3030 F 707 996 3148 405 FIRST STREET WEST SONOMA CA 95476
==_2 ELDORADOSONOMA.COM




August 2, 2012

El Dorado Hotel and Kitchen
405 First Street West
Sonoma, CA 95476

Subject: Additional information requested by the City of Sonoma for the El Dorado Hotel's music permit application.

The El Dorado Hotel and Kitchen is not only sensitive to our neighbors concerns about noise that would be generated by
music on our property but we also have to consider concerns which our own hotel guests would have with noise. Twenty-
three of our twenty-seven hotel rooms are directly over our restaurant and event spaces, and sixteen of them are exposed to
our patio event space. When and if noise goes too late in the evening we get complaints which in turn can cost us a
considerable amount of lost room revenue which we would have to refund to our hotel guests, At an average of $195.00 a
room night per room this can add up to a rather large sum. But more than the dollars, concerns us is failing to provide the
level of service and guest comfort which we pride ourselves on.

Our plan is to strictly adhere to the hours we are proposing for our permit application. There is always between two and ten
managers on our property at all times. Our management team will ensure that any music/noise on our property will only
occur between our proposed hours. Additionally, the volume of any music/noise can directly affect our normal restaurant
service as well. If the volume levels reach a point where it is disturbing our diners or neighbors we'll make sure that it gets
reduced immediately (even if within our proposed hours of music). In most cases, this is not aproblem because most of our
events are weddings celebrations or corporate dinners (which almost never have any type of music). We have no intention
becoming a live music venue. All of our music requests are in conjunction with special events.

In regards to security, all special events at the El Dorado are private events. Occasionally, we have social events in
conjunction with organizations like the Boy’s & Girl's Club. When we are hosting these types of events, they are invitation
only and there is always a staff member checking people in at the door. We always have a manager on duty and enough staff
to both provide excellent service and to make sure that the event runs seamlessly.

We feel that our special events bring a great deal to our City of Sonoma and the Plaza. Being one of the largest event spaces
on the Plaza many of our event guests book lodgings in most of the hotels around us, dine in other restaurants and cafes,
shop our retail outlets and galleries and our events themselves contribute local tax revenue from food & beverage sales taxes
and hotel taxes. Being able to offer optional music for potential event clients helps us book more events. The El Dorado is
very popular with local residents and tourists alike when looking for a space to host a special event, Our property generates
over four million dollars annually in sales, over half a million of which comes from special events.

Thank you for your consideration.

Si}csn;ly/
) L.-/';/ =

P
Treg Finney

General Manager

El Dorado Hotel, Kitchen & Corner Café
707-996-3030
tfinney@eldoradosonoma.com

EL DORADO HOTEL / EL DORADO KITCHEN

ED
EDH E’r{ P 707 996 3030 F 707 994 3148 405 FIRST STREET WEST SONOMA CA 95476
FER T - ELDORADOSONOMA.COM




El Dorado Hotel & Kitchen Music Proposal

Fireplace Lounge
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« Our fireplace lounge is adjacent to
the El Dorado Hotel lobby.

 This venue is a favorite for groups
20-40 people for wedding rehearsal
dinners, ceremonies and recep-
tions and corporate gatherings.

o We are requesting the allowance of
both amplified & acoustic music in
this location.

e The red x's in the photos indicate
where we would like to be able to
accommodate either acoustic or
amplified music.




El Dorado Hotel & Kitchen Music Proposal

Patio Lounge

o The Patio Lounge,

o located between our historic
fig tree is fireplace lounge is
a beloved local hangout &
ideal location to have a pre-
dinner reception before be-
ing seated in the fireplace
lounge. '

o The patio lounge is most of-
ten sold as an event space
with anywhere from 1-5.5
hour access for special
events.

o We are requesting the al-
lowance of acoustic music in
this venue.

o Absolutely no amplification,
microphones, horns, etc.




El Dorado Hotel & Kitchen Music Proposal

Patio Dining

The Patio Dining section is the largest of our

outdoor event locations.

o This venue is most often used for large cock-
tail parties, plated dinners as well as wedding
ceremonies.

« We are requesting the allowance of acoustic

music in this venue during special events.




El Dorado Hotel & Kitchen Music Proposal

Private Dining

o The Private Dining room,
e located at the back of our : (B -
main dining room is our i ar : e RS
most secluded option at \‘%‘ & : <S8 Il £ ST :
the EDK. -‘J AR | i
o This room is perfect for L r' i O S B
groups 20-30. Please note ' - '
the red x’s for our desired
locations to set up music.
o We are requesting the
allowance of both ampli-
fied & acoustic in this
venue.




El Dorado Hotel & Kitchen Music Proposal

Main Dining Room
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The Main Dining Room & Bar if this venue is reserved it is considered a full buyout of our

facility.
Guests that buyout the main dining room or even the entire facility are most often hosting

both a wedding ceremony & reception.
e The most common request for wedding is music & dancing.
We are requesting the allowance of both acoustic & amplified music in our main dining

room during special events,



X = POSSIBLE MUSIC LOCATIONS

A. 7

[iiopen]

AOAAAAAE |

COMVUNAL TABLE

| BOOHEUHE

5 il

inknl

" [FiREPLACE LOUNGE |

®

A5




TR pain Street

.gq

g

sl il T e
) b7 e .,.q.,.w,_@ﬂmnu._...,..ruj".
3 [




August 8, 2013
Agenda ltem #3

MEMO
To: Planning Commission
From: Rob Gjestland, Senior Planner
Re: Re-evaluation of a Music Venue License allowing regularly-scheduled live music to be

performed at Hopmonk Tavern (691 Broadway)

Property Description

The subject property is a corner lot fronting Broadway, Andrieux Street, and First Street West
that is developed with a restaurant (formerly Deuce and Emmy’s Spaghetti Shack) and associated
patio and parking lot. The property is located in a Mixed Use zoning district that supports a
variety of commercial and residential uses. Directly adjoining land uses include:

North: A bed and breakfast (Maglulio’s Rose Garden Inn) and a commercial building with pet
grooming business are located on the adjoining property to the north.

South: Bancroft’s flower shop, a drive-through coffee establishment (Hotshots), and a mixed-use
building with dental office and upstairs residential unit are located directly opposite Andrieux
Street.

East: A single family home and properties with commercial and residential uses are located
directly opposite Broadway.

West: A six-unit apartment building is located directly opposite First Street West.

The property features a large outdoor dining and patio area, referred to as the beer garden, on the
south side of the site, adjoining the Broadway and Andrieux Street frontages. This area is
screened from the streets and from the parking lot on the west by a seven-foot tall fence with
trellis elements above.

Background

Adoption of Music License Regulations: On February 22, 2012, the City Council adopted
Ordinance 02-2012, which established regulations and a licensing process for live music venues.
In part, the ordinance amended the Development Code to allow music venues in the Commercial,
Gateway-Commercial, and Mixed-Use zones, subject to review and approval of a Music Venue
License by the Planning Commission. The purpose of the licensing requirements is to ensure that



live music performances are conducted in a manner compatible with adjacent land uses. In
contrast to a Use Permit (the method by which live music was regulated prior adoption of
Ordinance 02-2012), a Music Venue License:

o Is not an approval that runs with the land.

o Is approved for a specific business/entity/site and must be reconsidered by the Planning
Commission with any change of ownership.

o Is subject to reconsideration by the Planning Commission one-year after being exercised
and must be renewed annually thereafter.

o May be terminated by the Planning Commission at any time subject to certain findings.

Hopmonk Music License Approval: Following Council adoption of Ordinance 02-2012, the
Planning Commission reviewed and approved a Music Venue License for Hopmonk Tavern on
June 14, 2012. Prior to that, music performances were allowed at Hopmonk through a series of
Temporary Use Permits approved by the Planning Commission that were, in part, trial periods
intended to achieve compatibility with residential uses in vicinity. The current limitations of the
Music Venue License are set forth in the attached conditions and summarized in the table below.

Music License Conditions (Approved 6/14/12)
Indoors Outdoors
Live Music
Hours/Occurrences | No more than three times per Fridays: 5 p.m.to 7 p.m.
week and ending no later than 11 Saturdays: two hours between 1 - 7 p.m.
p.m. Sundays: two hours between 1 - 5 p.m.
Amplification Limited amplification allowed, Limited amplification allowed, defined as a
defined as a mixing board and up mixing board and up to two speakers, used
to two speakers, used for the for the purpose of providing a proper sound
purpose of providing a proper mix and vocal amplification. Drums, brass
sound mix and vocal amplification. | instruments, electric guitars and electric
bass not allowed. Limited to soloists, duos
and trios.
Pre-Recorded
Hours/Occurrences | No restriction. 11:30 a.m. to 10 p.m. (seven days a week).

Re-evaluation of Hopmonk Music License

Purpose of Review: Under Section 5.34.110 of the Sonoma Municipal Code, the Planning
Commission must hold a noticed public hearing to review a Music Venue License one year after
it has been approved/exercised to consider compliance with the conditions of approval and re-
evaluate its compatibility with adjoining uses. Through this review process, the Planning
Commission ultimately has the discretion to extend the license, terminate the license (subject to
specific findings), or amend the conditions of approval as deemed necessary.

Complaints: The Police Department has confirmed that there have been no calls for service to
Hopmonk Tavern since the Music License was approved last year on June 14, 2012. However,
the Planning Department did receive one neighbor complaint recently about an outdoor
performance on Friday, July 5" that violated the restrictions of the license. Planning staff
subsequently contacted the business owner, Dean Biersch, who researched the matter and

2




determined that the evening performance had exceeded limitations on the number of musicians
(four musicians performed versus the maximum of three) and types of instruments (an electric
guitar and snare drum were used which are not allowed). The performance may also have been
scheduled for 6pm-8pm, extending past the 7pm cut off applicable to outdoors Friday
performances. The business owner apologized for the oversight and has reviewed the music
license limitations with his management staff and booking agents to avoid violations in the
future. The neighbor complaint and owner’s response are attached for consideration.

Given that there has been only one issue/complaint reported to the Planning Department over the
past year (with actions taken by the business owner to avoid similar oversights in the future) and
no calls for service to the Police Department, staff believes that the current limitations represent a
reasonable compromise for the mixed-use setting where Hopmonk Tavern is located. Staff would
also note that the current limitations represent the culmination of four separate reviews by the
Planning Commission involving public notification, hearings and comment to find a level of use
that is generally compatible with land uses in the vicinity.

Recommendation

Staff recommends that the Planning Commission extend the music license subject to the current
conditions of approval (attached).

Attachments

1. Findings of License Approval

2. Music License Conditions of Approval
3. Vicinity Map

4.  Correspondence

cc: Dean Biersch (via email)
691 Broadway
Sonoma, CA 95476

Jim Mehew (via email)
720 Broadway
Sonoma, CA 95476



City of Sonoma Planning Commission
FINDINGS OF LICENSE APPROVAL
Hopmonk Tavern Music Venue License Re-evaluation— 691 Broadway

August 8, 2013
Based on substantial evidence in the record and upon consideration of all testimony received in the

course of the public review, including the public review, the City of Sonoma Planning Commission
finds and declares as follows:

Music Venue License Findings

A.  The proposed Music Venue License is consistent with the General Plan and the
Development Code (SMC Chapter 19);

B.  The nature, scale and operating characteristics of the proposed Music Venue are
compatible with the existing and future land uses in the vicinity; and

C.  When implemented, the management plan sufficiently assures ongoing compliance with
hours of operation, security, noise control, and all other conditions that may be attached to
the License.



DRAFT
City of Sonoma Planning Commission
CONDITIONS OF LICENSE APPROVAL
Hopmonk Tavern Music Venue License Re-Evaluation — 691 Broadway

August 8, 2013

Windows and doors shall remain closed (doors to the extent feasible) when music/entertainment is conducted
within the building.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

The use shall operate in compliance with the noise limits and standards of the City’s Noise Ordinance.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

Live music performances shall be allowed outdoors within the following timeframes and subject to the following
limitations:

Fridays: 5 p.m. to 7 p.m.
Saturdays: Two consecutive hours between 1 p.m. and 7 p.m.
Sundays: Two consecutive hours between 1 p.m. and 5 p.m.

Monday through Thursday: not allowed.

Outdoor performances shall be limited to soloists, duos and trios. Limited amplification shall be allowed,
defined as a mixing board and up to two speakers, used for the purpose of providing a proper sound mix and
vocal amplification. Drums, brass instruments, electric guitars and electric bass shall not be allowed.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

Live music performances shall be allowed indoors no more than three times per week and ending no later than
11 p.m. Limited amplification shall be allowed, defined as a mixing board and up to two speakers, used for the
purpose of providing a proper sound mix and vocal amplification.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

Pre-recorded ambient music (defined as using a device with volume control to play vinyl, CD’s, or MP-3’s)
shall be allowed outdoors within the following timeframe: 11:30 a.m. to 10 p.m. (seven days a week).

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing

The beer patio/beer garden (including the deck) shall close no later than 10 p.m. Sunday through Thursday and
no later than 11:00 p.m. on Fridays and Saturdays.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing



7. Signs shall be posted at all exits and in the parking lot to remind patrons to keep noise levels down and respect
the neighborhood.

Enforcement Responsibility: Planning Department; Police Department
Timing: Ongoing



Vicinity Map
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Project Summary

Project Name: Hopmonk Music License

Property Address: 691 Broadway

Applicant: Hopmonk Tavern/Dean Biersch

Property Owner: Deuce LLC

General Plan Land Use: Mixed Use

Zoning - Base: Mixed Use

Zoning - Overlay: Historic

Summary:
Re-evaluation of a Music Venue License allowing

regularly-scheduled live music to be performed at
Hopmonk Tavern.

0 100 200 400 Feet
| ] ] ] ] ] ] ] |

1 inch = 200 feet

Zoning Designations

Hillside Residential (1 D.U./10acres, maximum)

R-HS
R-R  Rural Residential (2 D.U./acre, maximum)
R-L Low Density Residential (2-5 D.U./acre)
R-S Sonoma Residential (3-8 D.U./acre)
R-M  Medium Denisty Residential (6-10 D.U./acre)
R-H  High Density (9-12 D.U./acre)
R-O  Housing Opportunity (15-20 D.U./acre)
R-P Mobile Home Park (7 D.U./acre, maximum)
MX Mixed Use (12 D.U./acre, maximum)
C Commercial (15 D.U./acre, maximum)
C-G  Commercial-Gateway (15 D.U./acre, maximum)
w Wine Production
P Public Facility
Pk Park
A Agriculture
. N
oy (=]




July 8, 2013

The Planning Commission
1 The Plaza
Sonoma, Ca 95476

Dear Mr. Goodison,

Thank you for meeting with me Monday morning with such short notice. |
regret that | didn’t have more time to spend with you to air my frustrations
but | was called out of town unexpectedly. As you know, | am not one to
complain and prefer to compromise, but | am somewhat concerned about
what Homonk Tavern refers to as their “music program”. | have noticed that
the music and patrons of Hopmonk Tavern seem to be getting louder.
Although my employment requires me to be away from Sonoma much of the
year, | have recently had to complain to Hopmonk’s management twice
about the excessive noise.

On Friday, July 5™ I was enjoying the Broadway scene from my front deck
overlooking Broadway when | heard loud music coming from Hopmonk
Tavern. Hopmonk’s marquee board advertised a group named Magic Frank
and Muncie California were playing from 6:00-8:00 pm. The loud music
sounded electric, so | decided to patronize Hopmonk Tavern to confirm my
suspicions. | was somewhat appalled to find that the group’s musical
instruments consisted of:

TWO (2) ELECTRIC GUITARS (both non-acoustic)
ONE (1) ELECTRIC BASS
ONE (1) SET OF DRUMS

After observing the situation, | reviewed Dean Biersch’s letter of May 24,
2012, in which he stated the following restrictions:

NO ELECTRIC GUITAR
NO ELECTRIC BASE

NO DRUMS OF ANY KIND
NO BRASS OF ANY KIND



Needless to say | am somewhat confused! Was a special permit issued to
Hopmonk Tavern for this venue, or was this a violation of the restrictions
placed upon their Music Venue License?

Although I did not complain to Hopmonk’s management nor waste police
resources, please consider this a formal complaint against Hopmonk’s music
venue.

Although Magic Frank and Muncie California’s music was very enjoyable, it
was too loud for the neighborhood.

A response concerning this issue would be greatly appreciated.

Best Regards,

James H. Mehew
720 Broadway
Sonoma, CA 95476



From: Dean Biersch [dean@hopmonk.com]
Sent: Monday, July 15, 2013 9:55 AM

To: David Goodison

Cc: PJ Clark; Matt Piazza; KC Turner
Subject: July 5th Music Complaint

David -
Thank you for forwarding the letter from Mr. Mehew.

I've spoken with both of my managers on duty Friday evening. Attached is our EVENT
SUMMERY for 7/5 - we keep these for all performances.

Mr. Mehew has some legitimate complaints and I'm sorry he was so impacted by the
performance.

1. There were four performers (we agreed to no more than 3).
2. An amplified electric guitar WAS used.
3. A snare drum WAS used.

Our performance contracts clearly state there are to be no more than 3 performers on our little
stage. On rare occasions we've had groups bring along or ask a friend to sit in with them without
our prior knowledge. I have revised our contract to state - THERE IS NEVER TO BE MORE
THAN THREE ARTISTS PERFORMING AT ANY GIVEN TIME - NO EXCEPTIONS. We
understand that this probably contributed to the overall sound being more significant, especially
on this holiday weekend when the town and our dining spaces were full.

According to both my GM and AGM, the second guitar was an amplified acoustic. We should
have enforced our policy of no electric guitars for this performance and failed to do so.

To clarify - a stand-up base was used for this performance, not an electric. And while a snare
drum was used and we should not have allowed it - it was only used with brushes.

Clearly we were 'out-of-bounds' on several specific agreements as spelled out in our license. I
have reviewed all the details with my my management and staff and I'm confident we will not

have the issues going forward.
Sincerely,

Dean



HOPMONK SONOMA - LIVE PERFORMANCE SUMMARY
To be emailed to Dean, KC (ke@kcturnermusic.com), Bill, PJ & Matt after every performance

ARTIST: Muncie
DAY / DATE: Friday / 7.5.13

SHOWTIME: 6pm
SET(S): 2

ON TIME TO START? Yes

PLEASANT? Very

COMFORTABLE VOLUME LEVEL MAINTAINED: Yes, | was worried they had a little drum set, but she
played with brushes, and it was very tasteful, and not loud at all.

ANY COMPLAINTS?! No
HAVE THEM AGAIN? Yes; very nice people and solid musicians

DID ARTIST DRAW AUDIENCE? Some family members, but our crowd was digging it.

Matt Piazza
Agm
(415) 265-3161

Dean Biersch | dean@hopmonk.com
www.hopmonk.com | 707.829.7300




City of Sonoma Planning Commission

STAFF REPORT

Agenda Item #4
Meeting Date: 8-8-13

Agenda Item Title:

Applicant/Owner:

Site Address/Location:

Application for a Use Permit allowing the conversion of a single-family resi-
dence into a vacation rental.

Donna Dambach and Christine Argenziano/Lisa Ellis

780 Broadway

Staff Contact: Rob Gjestland, Senior Planner
Staff Report Prepared: 8/2/13

PROJECT SUMMARY

Description: Application of Donna Dambach and Christine Argenziano for a Use Permit al-
lowing the conversion of a single-family residence into a vacation rental at 780
Broadway.

General Plan

Designation: Mixed Use (MU)

Planning Area:

Zoning:

Site
Characteristics:

Surrounding
Land Use/Zoning:

Environmental
Review:

Staff
Recommendation:

Base:

North:

South:
East:
West:

Broadway Corridor

Mixed Use (MX) Overlay: Historic (/H)

The subject property is an internal £8,100-square foot parcel located on the west
side of Broadway, north of Chase Street. The property is currently developed
with a 2,000 square foot residence constructed in 1995. The property spans Na-
thanson Creek and is accessed by a driveway easement over the adjoining prop-
erty to the west which fronts Broadway.

Single-family home approved for live-work office and detached second dwelling
unit/Mixed Use

Single-family home approved for B&B use (Bancroft House)/Mixed Use

Single family home/Low Density Residential

Office Building/Mixed Use

[_]Approved/Certified
XINo Action Required
[]Action Required

X]Categorical Exemption
[INegative Declaration
[_|Environmental Impact Report
[INot Applicable

Approve with conditions.




City of Sonoma
Planning Commission Staff Report

Page 2

PROJECT ANALYSIS

DETAILED PROJECT DESCRIPTION

The applicants are in contract to purchase the subject property and are requesting approval to operate the
residence as a vacation rental when they are not residing on the property. The home has £2,000 square
feet of living area with two bedrooms and a small rear yard area. As a vacation rental, it could be rented
on a short-term basis for periods of less than 30 consecutive days. More details on the proposal can be
found in the attached project narrative.

GENERAL PLAN CONSISTENCY ([_|Not Applicable to this Project)

The property is designated Mixed Use by the General Plan. The Mixed Use land use designation is in-
tended to accommodate uses that provide a transition between commercial and residential districts, to
promote a pedestrian presence in adjacent commercial areas, and to provide neighborhood commercial
services to adjacent residential areas. Vacation rentals are allowed in the corresponding Mixed Use zone,
subject to review and approval of a Use Permit by the Planning Commission. The following General
Plan goals and policies apply to the project:

Local Economy Element, Policy 1.5: Promote and accommodate year-round tourism that is consistent
with the historic, small-town character of Sonoma.

Housing Element, Goal 3: Maintain and enhance the existing housing stock.

The proposal is consistent with the policy that encourages tourism however impacts to the housing stock
and compatibility with adjoining residential uses must also be considered (refer to “Discussion of Project
Issues” below).

DEVELOPMENT CODE CONSISTENCY ([_INot Applicable to this Project)

Use: The property is zoned Mixed Use (MX). The MX zone is intended to allow for higher density hous-
ing types, such as apartments and condominiums, in conjunction with commercial and office develop-
ment, in order to increase housing opportunities, reduce dependence on the automobile, and provide a
pedestrian presence in commercial areas. Vacation rentals are allowed in the MX zone, subject to review
and approval of a Use Permit by the Planning Commission.

Development Standards: The proposed use would operate within an existing structure. New construction
is not proposed. As a result, the project does not raise any issues in terms of compliance with building
setback, FAR, lot coverage, open space, and building height standards.

On-Site Parking: Under the Development Code, one parking space is required for each bedroom within
a vacation rental. Accordingly, two on-site parking spaces are required for the use. The property is pro-
vided with parking areas that can accommodate up to four vehicles (two spaces on the east side of the
creek in proximity to the residence and two on the west side of the creek). Some of the parking is con-
strained but clearly the two space requirement would be met.

Vacation Rental Standards: The applicable standards set forth under Section 19.50.110 of the Develop-
ment Code have been included in draft conditions of approval (attached). These include requirements
related to fire and life safety, maintaining a business license, payment of Transient Occupancy (TOT)
taxes, and limitations on signs.



CONSISTENCY WITH OTHER
CITY ORDINANCES/POLICIES (XINot Applicable to this Project)

ENVIRONMENTAL REVIEW ([_|Not Applicable to this Project)

Pursuant to Section of 15301 of the State CEQA Guidelines, the leasing, permitting, or operation of ex-
isting private structures involving negligible or no expansion of use is considered Categorically Exempt
from the provisions of CEQA (Class 1 — Existing Facilities).

DISCUSSION OF PROJECT ISSUES

Impact on Housing Stock: As discussed above, the General Plan supports tourism but also calls for the
preservation of housing stock. Foremost, staff would emphasize that vacation rentals are substantially
restricted under the City’s current regulations. In essence, new vacation rentals are now allowed only in
the Commercial (C) and Mixed Use (MX) zones subject to Use Permit approval — they are prohibited in
all residential zoning districts and circumstances under which a vacation rental can be approved as an
adaptive reuse of a historic building in residential zones were greatly restricted by regulations adopted in
2009. Accordingly, the bulk of the City’s housing stock, which is located in the residential zoning dis-
tricts, is protected. This leaves limited opportunities in the C and MX zone where an application may be
filed to operate a vacation rental. As reflected in the attached table, 18 vacation rentals have been ap-
proved in the past 13 years since initial restrictions were adopted in 1999 and seven of those were ap-
proved as adaptive reuse prior to the tightening of those regulations. While there has been an increase in
vacation rental applications and approvals this year, these statistics do not represent a significant impact
on the City’s housing stock, currently estimated at 5,546 housing units. For these reasons, staff does not
view use of the residence as a vacation rental as a significant impact to housing.

Vehicle Trips: The subject property is an internal parcel accessed by a driveway easement over the prop-
erty to the west that fronts Broadway (778 Broadway). Given this somewhat unique condition, staff con-
sidered the difference in vehicle trips that could result from use of the property as a vacation rental. The
ITE Trip Generation Manual indicates that an occupied vacation rental unit generates an average of 11
vehicle trips per weekday versus an average of 10 trips for a detached single-family home. As expected a
vacation rental generates less trips at typical commute hours (7-9am and 4-6pm), meaning that vehicle
trips associated with a vacation rental are typically spread out more through the day. Given the negligible
difference in the trip generation rates, it is staff’s view the proposed use would not adversely impact 778
Broadway or other adjoining properties/residents in terms traffic or vehicle noise. In addition, given the
proximity of the property to the Plaza and downtown area guests may choose to walk to restaurants,
shops, and other destinations which would reduce the number of vehicle trips.

Compatibility with Residential Uses: The property is located along the Broadway Corridor in a Mixed-
Use zone that supports a variety of commercial and residential uses. However, the setting directly around
the home is more residential in nature. As a result, compatibility with adjoining residential uses is a key
consideration primarily in terms of potential noise impacts. Staff would note that the subject property
has only two bedrooms and a small rear yard/deck which should inherently limit the number of guests
and amount of outdoor activity/noise. The applicants also have experience managing another vacation
rental, and within their rental contract would restrict the number of guests to four (i.e., no large groups)
and limit outdoor activity after 10pm. The applicants intend to provide their phone number to adjoining
neighbors and would maintain the phone number of guests to address any issues or complaints that may
arise. Given the property’s small back yard in conjunction with the management approach, adjoining res-
idential should not be significantly affected by use of the residence as a vacation rental.



Neighbor Outreach & Comment: In addition to the required public notice provided by the City, the ap-
plicants conducted their own outreach to directly adjoining neighbors by sending letters about their pro-
posal that included their contact information. The applicants also went door to door but only made con-
contact with the property owner of 78 Chase Street who apparently had no objections to the proposal.
The City has not received any neighbor comments or correspondence on this item to date.

RECOMMENDATION
Staff recommends approval of the Use Permit, subject to the attached conditions.

Attachments

Findings of Project Approval
Draft Conditions of Approval
Location map

Legal Vacation Rental List
Project Narrative

Aerial Photos

Site Plan

Property Photos

Building Elevations

©CoOoNoOR~WNE

cc:  Donna Dambach (via email)
88 King Street #415
San Francisco, CA 94107

Lisa Ellis
780 Broadway
Sonoma, CA 95476



City of Sonoma Planning Commission
FINDINGS OF PROJECT APPROVAL
Dambach-Argenziano Vacation Rental Use Permit — 780 Broadway
August 8, 2013

Based on substantial evidence in the record, including but not limited to the staff report, and upon
consideration of all testimony received in the course of the public review, including the public review, the
City of Sonoma Planning Commission finds and declares as follows:

Use Permit Approval

1. That the proposed use is consistent with the General Plan and any Specific Plan;

2. That the proposed use is allowed with a conditional Use Permit within the applicable zoning district
and complies with all applicable standards and regulations of the Development Code (except for ap-
proved Variances and Exceptions).

3. The location, size, design, and operating characteristics of the proposed use are compatible with the
existing and future land uses in the vicinity; and

4. The proposed use will not impair the architectural integrity and character of the zoning district in
which it is to be located.



DRAFT

City of Sonoma Planning Commission
CONDITIONS OF PROJECT APPROVAL
Dambach-Argenziano Vacation Rental Use Permit — 780 Broadway
August 8, 2013

The vacation rental shall be operated in conformance with the project narrative and the approved site plan.

Enforcement Responsibility: ~ Planning, Building and Public Works
Timing:  Ongoing

Two on-site parking spaces shall be provided and maintained for the vacation rental.

Enforcement Responsibility:  Planning, Building, and Public Works
Timing:  Ongoing

The applicant/property owner shall obtain and maintain a business license from the City for the vacation rental use, and
shall register with the City to pay associated Transient Occupancy Taxes (TOT).

Enforcement Responsibility:  Planning, Building, and Public Works; Finance Department
Timing:  Prior to operation of the vacation rental and ongoing

Fire and life safety requirements administered by the Fire Department and the Building Division shall be implemented.
Minimum requirements shall include approved smoke detectors in each lodging room, installation of an approved fire ex-
tinguisher in the structure, and the inclusion of an evacuation plan posted in each lodging room.

Enforcement Responsibility:  Building Division; Fire Department
Timing:  Prior to operation and ongoing

The vacation rental shall comply with the annual fire and life safety certification procedures of the Fire Department.

Enforcement Responsibility:  Fire Department
Timing:  Ongoing

One sign, with a maximum area of two square feet, may be allowed subject to the approval of the City’s Design Review
Commission.

Enforcement Responsibility: ~ Planning Department; DRC
Timing:  Prior to installation of a sign for the vacation rental

The project shall comply with all applicable Fire and Building Code requirements.

Enforcement Responsibility: ~ Building Department
Timing:  Prior to operation
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Project Summary
Project Name: - Dambach-Argenziano Vacation
_ Rental
Property Address: 780 Broadway
Applicant: - Donna Dambach and Christine
Argenziano
Property Owner: Lisa Ellis

‘General Plan Land Use: Mixed Use

Zoning - Base:  Mixed Use

Historic

“Zoningﬂ - bvérlay:

Summary:

Application for a Use Permit al‘lwd{)ving‘ the conversion of a

single-family residence into a vacation rental.
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Zoning Designations

Hillside Residential (1 D.U./10acres, maximum)
Rural Residential (2 D.U./acre, maximum)

Low Density Residential (2-5 D.U./acre)
Sonoma Residential (3-8 D.U./acre)

Medium Denisty Residential (6-10 D.U./acre)
High Density (9-12 D.U./acre)

Housing Opportunity (15-20 D.U./acre)

Mobile Home Park (7 D.U./acre, maximum)
Mixed Use (12 D.U./acre, maximum)
Commercial (15 D.U./acre, maximum)
Commercial-Gateway (15 D.U ./acre, maximum)
Wine Production

Public Facility

Park

Agriculture
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Project Narrative for 780 Broadway Street, Sonoma, CA

Applicant: Donna Dambach and Christine Argenziano

Property Owner: Lisa Ellis (property is in contract to sell to Dambach and Argenziano with close of
escrow scheduled for August 16, 2013)

Description of Proposed Use:

The intended use of 780 Broadway Street is that of a single-family residence with the option for
occasional use as a short-term vacation rental. For the purposes of use as a rental, this property has two
bedrooms, and the intended maximum number of renters will be limited to four (4) aduits oniy, thus no
large groups will be allowed. Furthermore, outdoor activity will be limited after 10pm. Parking spaces
on the property are available for 4 automobiles, in a non-tandem arrangement: 2 parking pads are
located on the western side of Nathanson Creek; two other parking pads are located on the eastern side
of Nathanson Creek (one directly in front of the garage and one in front of the house).

This portion of Broadway has numerous properties used for lodging — from vacation rentals to full
service inns. In its” May 2013 meeting, the Planning Commission approved a Conditional Use Permit for
853 Broadway to be used as a vacation rental. Further north toward the Plaza, the Rose Garden Inn at
681 Broadway has 4 rooms for rent, and the Inn at Sonoma at 630 Broadway has 28. The property at
the corner of Broadway and Chase, immediately to the south of the subject property, was used for a
number of years as the Bancroft House Bed and Breakfast. In other words, lodging is an established use
on this part of the Broadway corridor.

Donna Dambach and Christine Argenziano have 3 years experience owning and managing a vacation
rental on a quiet, private residential lane in the Glen Ellen area. The management philosophy of the
Glen Ellen property is similar to that proposed for the 780 Broadway property, i.e. a maximum of 4
adults with limited outdoor activity after 10pm. We are very respectful of our neighbors’ privacy and
environment. In the 3 years of managing the Gien Ellen property, we have had no complaints from
neighbors, and we have an excellent relationship with all 5 neighbors on the lane.



780 Broadway Street Site indicated with Red Figure: Google Earth
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780 Broadway Street Site Plan Parking and Structure Footprint
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780 Broadway Street Building
Elevations
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North side Front to Back
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August 8, 2013
Agenda Item 5

MEMO
To: Planning Commission
From: Associate Planner Atkins
Re: Study session on a proposal to construct 12 apartments on a 1-acre site at 840 West

Napa Street (Applicant Victor Conforti, Architect).

Property Description

The subject property is a 1.01-acre site (43,996 square feet) located on the north side of West
Napa Street, midblock between Seventh Street West and Sonoma Highway. The parcel, which
has a width of only 72.5 feet, extends from West Napa Street to West Spain Street, with frontage
on both roadways. Development on the site consists of a single-family residence, a detached ac-
cessory structure, and a well. Numerous trees are located on the site (see table below).

Existing Trees
Tree Species Location Diameter

Plum Southeast corner 12”
Plum Southwest corner 12”
Acacia Southwest corner 12"
Mulberry Southwest corner 8”
Maple West of proposed BLDG #6 18"
Maple West of proposed BLDG #6 18"
Pine North of proposed BLDG #6 6”
Mulberry North of proposed BLDG #6 6”
Plum North of proposed BLDG #5 15”
Acacia Southeast of proposed BLDG #4 6”
Acacia Southeast of proposed BLDG #4 8”
Acacia Northeast of proposed BLDG #4 8”
Acacia Northeast of proposed BLDG #2 8”
Acacia Northeast of proposed BLDG #1 10”
Acacia Northeast of proposed BLDG #1 10”
Privet East of proposed BLDG #1 18"

The property frontage on West Napa Street is not improved, but the frontage along West Spain
Street has been improved with curb, gutter and sidewalk. Adjoining uses are as follows:

e North: A triplex and a 14-unit condominium development are located to the north, across
West Spain Street.

e South: Commercial buildings: Sonoma Solutions/Benjamin Moore/My Pal are located to the
south, across West Napa Street.

e East: A commercial building and Sonoma Gardens, a 12-unit condominium development, are
located to the east. The condominium development includes one and two-story building ele-
ments and a swimming pool.



e West: A vacant barn and Palm Court, a 20-unit planned development, are located to the west.
The planned development includes two-story buildings elements.

The portion of the site fronting West Napa Street is designated Commercial by the General Plan
and has a corresponding C zoning, which allows a maximum residential density of 20 dwelling
units/acre. This portion of the site has a depth of 186 feet and an area of 13,340. The portion of
the site fronting West Spain Street is designated Medium Density Residential. This portion of the
site has a depth of 422 feet and an area of 30,595, and has a corresponding R-M zoning, which
allows a residential density of between 7-11 dwelling units/acre.

Proposed Development

The proposal involves developing the 1-acre site with 12 residential apartments all held under
one ownership; no subdivision into individual lots or condominiums is proposed. The project
narrative indicates that the development is intended to provide “an opportunity for rental housing
that is not often available in Sonoma”. The apartments would take the form of duets divided be-
tween six detached buildings. All of the apartments are proposed as two-story units with 2 bed-
rooms and 2% baths (building heights range from 11’ to 27’ measured to the roof peak). Three
unit types are proposed with similar elevation concepts that, according to the project applicant,
draw from a “traditional Sonoma” architectural style. Living areas for the units consist of 1,328
square feet, and each apartment would have a one car attached carport with a parking apron in
front of the carport. The apartments are arranged beside a straight driveway along the east side of
the site that would access the development from both West Napa Street and West Spain Street.
However, two gates are proposed (one on West Napa and one on West Spain Street) in order to
prevent cut-through traffic. Each unit would have a private patio and yard area. A central com-
mon open space area is proposed in the center of the site to provide easy access to all residents
and to allow open sight lines for properties on adjacent sites. In addition to carport and apron
parking, six guest parking spaces are proposed along the driveway. There are two buildings (a
residence and accessory structure) on the site that are over 50 years in age and would be re-
moved to accommodate the project.

In terms of setbacks, a +40 foot front yard setback would be provided on the West Napa Street
frontage and a £20 foot front yard setback would be provided on the West Spain Street frontage.
A 15 foot side yard setback is provided on the west facing elevation. In addition, the second
floor is setback +7 feet from the west facing elevation. A £33 foot setback is provided on the east
facing elevation.

General Plan Policy Direction

The site has a duel General Plan land use designation of “Commercial” and “Medium Density
Residential”. The “Commercial” designation is intended to provide areas for retail, hotel, ser-
vice, medical, and office development, in association with apartments and mixed-use develop-
ments and necessary public improvements. The “Medium Density Residential” designation is
intended to provide opportunities for multi-family housing and related public improvements, es-
pecially in transition areas between higher density and single-family development. General Plan
policies that apply to the project and warrant consideration by the Planning Commission include
the following:

Community Development Element:
— Implement the Land Use Plan through the review of new development and redevelop-
ment (CDE 2.1).
— Require pedestrian and bicycle access and amenities in all development (CDE 4.4).
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— Promote higher density, infill development, while ensuring that building mass, scale and
form are compatible with neighborhood and town character (CDE 5.5).

Local Economy Element:
— Encourage a residential and pedestrian presence in commercial centers through mixed
use and multi-family development (LE 1.9).

Housing Element:

— Encourage the sustainable use of land and promote affordability by encouraging devel-
opment at the higher end of the density range within the Medium Density, High Density,
Housing Opportunity, and Mixed Use land use designations (HE 1.4).

— Continue to provide opportunities for the integration of housing in commercial districts
and the adaptive reuse of non-residential structures (HE1.5).

— Utilize inclusionary zoning as a tool to integrate affordable units within market rate de-
velopments, and increase the availability of affordable housing throughout the communi-
ty (HE 1.6).

— Maintain and enhance the existing housing stock and ensure that new residential devel-
opment is consistent with Sonoma’s town character and neighborhood quality (HE Goal
3).

— Promote the use of sustainable construction techniques and environmentally sensitive de-
sign for all housing, to include best practices in water conservation, low-impact drainage,
and greenhouse gas reduction (HE 6.3).

Environmental Resources Element:
— Require new development to provide adequate private and, where appropriate, public
open space (ERE 1.4).
— Preserve existing trees and plant new trees (ERE 2.6).
— Encourage construction, building maintenance, landscaping, and transportation practices
that promote energy and water conservation and reduce green-house gas emissions (ERE
3.2).

Circulation Element:
— Expand the availability of sheltered bicycle parking and other bicycle facilities (CE 2.3).
— Incorporate bicycle facilities and amenities in new development (CE 2.5).
— Encourage a mixture of uses and higher densities where appropriate to improve the via-
bility of transit and pedestrian and bicycle travel (CE 3.2).
— Ensure that new development mitigates its traffic impacts (CE 3.7).

Public Safety Element:
— Ensure that all development projects provide adequate fire protection (PSE 1.3).

Noise Element:
— Require adequate mitigation of potential noise from all proposed development (NE 1.3).
— Evaluate proposed development using the Noise Assessment Guide and require an acous-
tical study when it is not certain that a proposed project can adequately mitigate potential
noise impacts (NE 1.4).
— Encourage all new development to minimize noise intrusions through project design (NE
1.5).

Development Standards

Project Design: The Commercial zoned portion of the project site is located in the West Napa
Street/Sonoma Highway Corridor area, while the Medium Density Residential portion of the
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project site is located in the Northwest Area. For these Planning Areas, the Development Code
indicates that new development should incorporate any desirable site features, especially trees
and existing buildings having a street presence. Driveway cuts should be minimized, especially
through the use of shared access, and new parking should be located in the back of properties
and screened from adjacent residential zoning districts and land uses.

Consistency with Density Limitations. The site has dual General Plan land use designations of
“Commercial” and “Medium Density Residential and is split between two planning areas. The
southern portion of the site adjacent to West Napa Street has a Commercial land use designation,
which allows a maximum density of 20 units per acre. As proposed the Commercial zoned por-
tion of the site would have a density of 6.24 units per acre. The northern portion of the site adja-
cent to West Spain Street has a Medium Density Residential land use designation, which allows
a maximum density of between 7 and 11 units per acre. As proposed, the Medium Density Resi-
dential zoned portion of the site would have a density of 7.26 units per acre. Taken as a whole,
the project would have a density of 11.8 units per acre. In comparison, adjacent apartment and
condominium complexes have higher densities, ranging from 12.4 to 19.5 units per acre (see ta-
ble below). Staff would note that these developments were constructed prior to the current densi-
ty allowances in the Development Code and under a different zoning designation. In and of
itself, the proposed project density does not raise any issues from staff’s perspective, but of
course issues of site planning and compatibility need to be considered and these may ultimately
have a bearing on density.

Comparison of Surrounding Density

Name Location Site Acres # of Units DU/Acre
Palm Court Apartments West 1.18 20 17.0
Mulberry Gardens PUD West 0.9 12 13.3
Triplex North 7,500 3 17.6
Sun Valley Cluster Homes North 1.84 14 7.6
Sonoma Gardens Condominiums East 1.03 12 11.7
Sonoma Park Condominiums East 1.94 24 12.4
De Smet Apartments East 0.5 9 18.0
840 West Napa Street (Proposed) NA 1.015 12 11.8

Zoning Regulations (Commercial portion of property): For two-story buildings of this height in
the West Napa Street/Sonoma Highway Corridor area, the Commercial C zone requires a 25-foot
front yard setback, no rear yard setback, and no side yard setback, except when abutting a resi-
dential zone (this portion of the property does not abut a residential zone). In addition, the max-
imum building height is 30 feet. The Commercial C zone Floor Area Ratio (FAR) is limited to
0.80 and a 70% lot coverage maximum applies. Open space requirements call for 300 square feet
per unit, any combination of shared or private open space per unit. The proposed development
within the Commercial portion of the property complies with applicable zoning regulations.

Zoning Regulations (Medium Density Residential portion of property): For two-story buildings
of this height in the Northwest area, the Medium Density Residential R-M zone requires a 20-
front/streetside setback, a 20-foot rear yard setback, and a side yard setback of 5 to 7 feet with 15
feet combined. In addition, the maximum building height is 30 feet. The Medium Density Resi-
dential FAR is limited to 0.50 and a 60% lot coverage maximum applies. Open space require-
ments call for between 72 and 225 square feet per unit of private open space per units plus 300
square feet of common open space per unit. Development proposed on the Medium Density Res-
idential portion of the property complies with applicable the zoning regulations.




On-Site Parking. For multi-family development the Development Code requires 1.5 parking
spaces per unit (including one covered space), plus an additional 25% for guest parking. Accord-
ingly, 23 spaces are required for the project, including 12 covered spaces and 11 uncovered
spaces. All units in the project are provided with one-car carports and each home would have
apron parking within driveways. In addition, six guest parking spaces are provided along the
driveway. Overall, the 30 proposed parking spaces exceeds the amount required by the Code.

Internal Circulation: A private driveway would access the development through the property off
of both West Napa Street and West Spain Street. The proposed 20-foot road width is consistent
with the City’s private street standard and would allow for two-way traffic. The 20-foot width is
also the minimum required by the Fire Department for emergency vehicle access (the street
would be identified as a fire lane with parking prohibited, except for the guest parking curb ex-
tensions). Two gates are proposed on the site plan in order to prevent cut-through traffic: one on
West Napa and the other on West Spain Street. A traffic study will be required for the project,
which will in part address the following:

— Adequacy of the private driveway for EVA access per current Fire Department standards,
including the driveway width.

— Any safety issues and/or turning conflicts associated with the proposed two-way drive-
ways.

— Adequacy of the proposed number of guest parking spaces.

— Location of the proposed gates adjacent to West Napa Street and West Spain Street.

Inclusionary Units: Developments with five or more units must provide that at least 20% of the
total number of units are affordable to households in the low and moderate-income categories
(819.44.020.B). Accordingly, a minimum of two units within the development must be afforda-
ble. The applicant has identified the two units in building #6 (adjacent to West Napa Street) as
affordable units.

Bicycle Parking: Bicycle parking is required in all new multi-family development subject to re-
view and approval by the Planning Commission. The applicant has indicated that bicycle parking
will be provided for by hanging bikes in carports and behind the carports for guests. The location
of bicycle parking should be identified on future site plans for the project.

Demolition Permit: There are two buildings (a residence and accessory structure) on the site that
are over 50 years in age and would be removed to accommaodate the project. Accordingly, review
of a Demolition Permit by the Design Review Commission will be required for those buildings.
Staff would note that a cultural resource evaluation is required which, in part, will assess the his-
torical significance of the existing residence and accessory structure. This information will be
incorporated into the environmental review for the project and will available for the DRC’s con-
sideration in review of a Demolition Permit application.

Use Permit: A Use Permit is required for five or more multi-family dwellings on a Commercial
or Medium Density Residential zoned property.

Environmental Review

The proposal is a discretionary project subject to the requirements of the California Environmen-
tal Quality Act (CEQA). In accordance with CEQA, an Initial Study will be prepared by staff to
identify any potential environmental impacts that could result from the project. As part of this
review, a traffic impact study and cultural resource study (addressing both archaeological and
built resources as there are known archaeological sites in the area) will be commissioned con-
sistent with recommendations from Caltrans and the Northwest Information Center. A sewer ca-
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pacity analysis and a Stormwater Mitigation Plan will also be necessary for this review. In addi-
tion, an acoustical analysis will be required for the unit located adjacent to West Napa Street.
Finally an arborist report will be commissioned to address tree removal and replacement recom-
mendations. The Initial Study will be reviewed by the Environmental Review Committee and
will be referred to the Sonoma Valley Citizens Advisory Commission prior to consideration by
the Planning Commission.

Project Issues

Setbacks in Relation to Adjacent Development: Because the proposal is an infill project it must
be evaluated carefully in terms of how it relates to existing development on adjoining properties,
especially considering that two-story apartments are proposed. The table below summarizes the
proposed setbacks to those of existing development for purposes of comparison:

Site Adjoining Development 840 West Napa Street (Proposed)
Boundar Improvement
y Complex Name Improvement Type | (E) Setback (P) Setback Type (P)

Palm Court Planned Unit Devel- 2-story apart-

West Edge opment 2-story buildings 5'to 75’ 5to7 ments
2-story apart-

Hass Warehouse 1-story warehouse 5’ 5to7 ments
1 & 2-story build- 2-story apart-

Sonoma Gardens Condomini- ings 38’ 33’ ments
ums 2-story apart-

East Edge community pool 50’ 33’ ments
. . _— 2-story apart-

Fisch Commercial Building 1-story building 347 33 ments

The project’s relationship to the condominiums and commercial building to the east does not
raise any significant concern because existing driveways help provide a substantial separation
between existing and proposed development (a minimum distance of 67 feet would result and
existing trees along the driveway would help provide screening). However, conditions to the
west are somewhat different since some buildings within the Palm Court PUD and the adjoining
warehouse are closer to the site. As illustrated in the table, setbacks proposed on this side of the
project are minimal in staff’s view given the two-story units. The Planning Commission may
want to consider requesting the applicant relocate the driveway from the east side of the property
to the west side of the property to provide for greater setbacks between the existing two-story
apartments to the west and the proposed two-story apartments. Staff is not aware of any incom-
patibilities that would be created by switching the location of the driveway.

Gates: Two gates are proposed on the site plan: one on West Napa and the other on West Spain
Street. Staff has concerns that vehicles may back up onto West Napa Street and West Spain
Street waiting to enter the driveway area. The applicant is proposing a 20-foot setback from the
gate to the West Napa Street property line and 23-foot setback from the gate to the West Spain
Street property line. Gates are normally discouraged in the Development Code, but these are
proposed to prevent cut-through traffic, which could be an issue given the location of the site and
linear nature. Even so, the Planning Commission may want to consider eliminating one of the
gates or providing greater setbacks from the street for both gates.

Guest Parking: As noted above, the total amount of parking within the project exceeds code re-
quirements. Regardless, at a Project Advisory Committee meeting some staff members expressed
concern that parking, including common guest parking, is insufficient. Although the site plan has




been modified to reflect additional guest parking (with the addition of two guest parking spaces),
the Planning Commission should provide direction on this issue.

Site Plan: As discussed above, the Planning Commission may want to consider relocating the
proposed driveway from the east portion of the site to the west portion.

Frontage Improvements: Frontage improvements will be required on the West Napa Street front-
age.

Project Advisory Committee Meeting Review

The applicant received feedback on the proposal at a Project Advisory Committee meeting at-
tended by representatives of the Planning Department, the Building Department, the Police De-
partment, Public Works, and the Fire Department. The following is a list of issues identified in
this review:

e Planning: Because the end units on both West Napa and West Spain Streets have limited
private open space, staff recommended that these units be shifted to the east to allow for
additional private open space. Staff indicated that a historic evaluation, arborist report,
sewer capacity analysis, Stormwater Mitigation Plan, water demand analysis, and an acous-
tical analysis (for the unit adjacent to West Napa Street) would be required. The Storm-
water Mitigation Plan will be required at the time of Planning Commission project review.
The applicant was encouraged to conduct public outreach prior to the Planning Commis-
sion meeting. It was recommended the applicant contact Sonoma Garbage to coordinate the
location of the trash and recycling receptacles. The location of bicycle parking should be
indicated on the site plan. In addition, the project will be subject to the Design Review
Commission for demolition, design review, and landscape review.

e Fire: Key pad KNOX BOX (for security) will be required for both gates. The driveway
will require “No Parking” signs as a fire lane. Pervious pavement, if utilized, will need to
support the weight of a fire truck. All apartments will require sprinklers and smoke alarms.
A check valve will be required.

e Public Works: Property conditions will be maintained by the property owner or property
management company. Stop bar markings will be required on the private driveways at the
exits onto West Napa Street and West Spain Street. A water main is not located on-site, but
can be taken from either West Napa Street or West Spain Street. Confirmed that existing
fire hydrants are within 300 feet of the project location. The existing well will need to be
abandoned. Some vegetation may need to be removed for sight-line issues on West Napa
Street. If public pedestrian access is to be provided the City will require a public access
easement. If pervious pavement is proposed consult with a civil engineer. Encouraged
drought resistant landscape instead of turf. Confirmed that gates will automatically close.
Trash receptacle lids need to remain closed and receptacles screened from public view. In-
dicate location of trash receptacles on site plan. Projects that disturb one acre more of land
need to comply with the Construction General Permit. Beginning July 1, 2013, there will
be increased stormwater inspections and increased fees.

e Building: Solid walls at the back of the carports trigger fire separation between units. Bed-
room windows require emergency access.

Next Steps

The applicant is before the Planning Commission in a study session format to obtain feedback
from the Commission and receive comments from the public at this time. In terms of next steps,
the City will be conducting environmental review of the project (i.e., preparing an Initial Study)
involving both a traffic study, and a cultural and archaeological resource evaluation. An arborist
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report will also be prepared, subject to review by the City’s Tree Committee, and a Demolition
Permit will need to be considered by the Design Review Commission for the removal of the ex-
isting residence and accessory structure. The project will also be subject to consideration by the
Environmental Review Committee and Sonoma Valley Citizens Advisory Commission. Ulti-
mately, after those steps are complete, the project would come back to the Planning Commission
for consideration of the environmental review and Use Permit.

Recommendation
Staff recommends that the Planning Commission provide direction to the applicant on the issues
identified in the staff report, and any other issues raised through this review.

Attachments
1. Vicinity Map
2. Project Narrative
3. Site Plan
4. Floor Plans
5. Exterior Elevations

cc: Victor Conforti, Architect
755 Broadway
Sonoma, CA 95476

Michael Rabbitt
894 35" Avenue
San Francisco, CA 94121-3438

Mike Rabbitt
1223 35™ Avenue
San Francisco, CA 94122

Berryl Brooks
905 West Napa Street, unit T
Sonoma, CA 95476

Maree Armstorng
905 West Spain Street, unit N
Sonoma, CA 95476
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Project Summary Zoning Designations
Project Name:  Conforti Study Session--12 Unit R-HS Hillside Residential (1 D.U./10acres, maximum)
e _ Apartments R-R  Rural Residential (2 D.U./acre, maximum)
o e : R-L  Low Density Residential (2-56 D.U /acre)
Property Address: §40 West Napa Street - R-S  Sonoma Residential (3-8 D.U./acre)

o ISP . ‘ R-M  Medium Denisty Residential (6-10 D.U./acre)
Applicant: Victor Conforti, Architect ; R-H High Density (9-12 D.U.jacre)

Property Owner: ___ Michael Rabbitt R-O  Housing Opportunity (15-20 D.U /acre)
R-P Mobile Home Park (7 D.U./acre, maximum)
General Plan Land Use: Commercial/Medium Density MX  Mixed Use (12 D.U./acre, maximum)

: — - . C Commercial (15 D.U./acre, maximum)
Zoning - Base: Commercial/Medium Density C-G  Commercial-Gateway (15 D.U./acre, maximum)
... e W Wine Production

ing - lay: N/A
Foning - Overlay ! P Public Facility
Summary: - Pk Park
Study session on a proposal to construct 12 apartments on A Agriculture
a 1-acre site.
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- VICTOR CONFORTI
Architect

Narrative

July 9, 2013
Rev. July 30, 2013

Residential Apartments
840 W. Napa St.
Sonoma, CA 95476

This is a proposal for a residential rental apartment development of a long narrow parcel between W.
Napa St. and West Spain St. The parcel is zoned Commercial, along West Napa, and the balance is RM,
residential medium density, fronting on West Spain St. The parcel has an existing home on the West
Napa St. frontage, which will be removed. Thereis a 15’ dedication to the public street Highway 12

right-of-way required along the W. Napa St. frontage.

This is a private residential apartment proposal and not a Planned Development, and therefore does not
fall under the PD requirements. It is held under one individual’s ownership and no subdivision into lots
is proposed. Density, building set backs, height limits, coverage, FAR, and open space requirements are
established in the Development Code, and all are well within the requirements.

The lot is too narrow to practically accommodate an Emergency Vehicle Access turn around, so a
through driveway is proposed along the East side of the lot. This places the proposed driveway next to
an existing driveway of the residential project to the East, where it is most compatible. Automatic entry
gates at each end of the driveway will control through traffic from using the private driveway as a short

cut. This creates a narrow remainder on which to develop.

The apartments are planned along the West side of the private driveway, with two story townhouse units
separated by a two car carport, and private yards between the buildings oriented to the North and South.
This creates a separation between units, with no common party walls, and an outdoor yard orientation
away from the neighboring Palm Court residential project to the West, to reduce sight line conflicts.

Parking is provided for each unit with a covered carport space and one apron parking space. Six
additional guest parking spaces are provided along the driveway in protected bays of parallel parking.
This provides 2.66 parking spaces per unit, well over the required number of 1.875. Bike parking space
will be available inside the carports with locking racks for hanging bikes for tenants, and behind the

carports for guests.

The typical interior units have private patio and yard areas of 470 sf each. The “C” type end Units
fronting on the streets, have a private 8’ wide front porch of 224 SF, exceeding the required 150 SF
private open space for a two bedroom unit. The Development Code allows front porches to be placed
into the front yard area. To insure privacy on the porches several design features are included: A three
foot high picket fence behind the sidewalk along the frontage with a latching gate at the entrance walk;
Low landscaping on both sides of the fence; A railing with closely spaced pickets along the porch. This
will create a handsome private front yard area. Due to the 15 dedication, the West Napa St. unit will
have an unusually large front setback to provide more space for landscaping and visual separation to the

highway.

755 Broadway, Sonoma, California Voice: (707) 996-7923 Fax: (707) 996-8260




A long series of carports serving Palm Court is adjacent at the Fast third of the site. These provide visual
open space above the carports for proposed units along this portion of the site. A second building at
Palm Court has units with rear yards facing the proposed project, where the proposed project has side
yards, and the central open space is located. Special design considerations have been made providing
higher windows at the second floor bedrooms in this area, to reduce sight lines into the neighbor’s yards.
The third Palm Court building is oriented with its’ side to the common property line, thus reducing sight

line issues.

The unit at the highway will have required acoustic improvements to reduce sound entering the unit,
such as sound proof window glazing, heavier doors, special HVAC features for summer use, and other

measures as required by State code.

A central Common Open Space of 2700 SF is provided in the middle of the site to provide easy access
to all residents, and to provide more open sight lines for the adjacent Palm Court units. This space also
provides for a rain garden area to help with on-site retention of storm water. A mix of other techniques
will be used to augment this such as an underground storm water storage system, permeable paving, and
bio-swales, as determined during the drainage design.

Individual tenant trash containers will be stored behind the carports, and placed along the private
driveway on trash day. Sonoma Garbage has told us that with an agreement with the owner, it is
possible that they can access the site along the private driveway. They have reviewed the Site Plan and

have confirmed this.

The proposed units are modest two story units, of two bedrooms, two baths, plus powder room, with
1328 SF. The project will provide much needed rental housing in Sonoma, while maintaining the
pattern of development already in existence on both sides of the property.

A new apartment project offers an opportunity for rental housing that is not often available in Sonoma.
Rental housing is more affordable than for-sale housing, in that the security deposit and the market rents
are typically far less than a down payment, and mortgage, taxes, insurance and HOA monthly costs. To
build this project within the constraints of a rental housing budget will take careful planning and
cooperation of the Planning Commission to make this a reality. We Jook forward to your guidance and

assistance.

Sincerely,

755 Broadway, Sonoma, California Voice: (707) 996-7923 Fax: (707) 996-8260



ZONING: RESIDENTIAL R—M REVISIONS  [BY
" . i 1
- ¥ . ot COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS) I
4 . s 8 RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
. N TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS ]
- TOTAL PROPOSED = 12 UNITS
L -
¢ ! TOTAL ACREAGE: 1.015 ACRES 'G
- | O
! =
- ™
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF g
2
£ COVERAGE = 0.24 Q1
{ i} o £
| % << <
g TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR., = 0.41 | 8
z .
- M~
NG SCALE : % E §
O «
LOCATION MAP w
Z 3
i EXISTING RESIDENTIAL EXISTING RESIDENTIAL. EXISTING RESIDENTIAL | O 2
| | Q b
\_ EE— :
[ EXISTING CONSTRUCTION YARD —— % é
f W/ SMALL BLDGS S
' | - £
! 2 ! Q.
= >R
| o EXISTING AFFORDABLE HOUSING ~——_
| — @ DEVELOPMENT o]
| o
[ 2
E =
[ - 2 EXISTING RESIDENTIA EXISTING RESIDENTIAL 5
w
I | o
EXISTING COMMERCIAL BLDG | CARPORT CARPORT CARPORT CARPORT
. \m/w I ]
~ MAPT‘EJE F:gMA‘i MAPLEKEW‘IN ) ‘ ‘ - _ “— — - — _ l - : - CWMOO.,E W K/\/\/A ~ be - N— - - \ ~ - | :
\7 S— ani\#g 7777777 . '{ S I | * 777777} —% ’\qv O = 7 _ NA*\AF\AWM}_/\_/\/\W < % - 1% (V2]
2 MFEORDABL S BLDG#5 | BLDG#4 | | = — / —Tewers | | [ <] BLog#2 | T | sLoG #1 77¥T“7~Tﬁzo- Ell=
o H "X H i I H d
2 ¢ | 2sTORY 2S8TORY |, gxa\ 14" | 28TORY 2 o(x 5 2S8TORY || 14 14' | 28TORY - 2STORY |, 14 ] 506" 1\14' 2 STORY J— 28TORY |, 14 14 2 STORY 20%20° 2STORY. || 14' 14} 2STORY 20%20° 2STORY T - i
& gl T CARéORT et % APT | ¢arport| APT é’i it APT | carporT| AFT YARDj U COMMON [YA&D“' -APT- ) carporT|. AT APT | carporT| APT APT ") carpORT| APT % [T N
= "1 nre UNIT A /R lYARD UNIT B f'J.li UNITA [ YARD JYARD | s | (T '“" UNITA | OPEN SPAGE == uNITB }E UNITA | YARD | YARD | T UNITA |YARD | YARD | i i@i '@{ e El=E
b e :.I.!’ f — ! \'.1 . I'I! T I.\ il 4J 4 e
R ] W = >//T‘F ID%H =]s ] N = 9Dz
~ -1 - " e . = =N <
~,I~Ju§\\u\||\_|\14"_‘RH1 ﬁfﬂ 7 BLT S L T EC N7 Bh T ] i'MI[TTTTT\% %
Togivy |y : - e B SR s 2| [
: | SR : . B y . S - 5 - B INSTRUKENT O :
- [P - \ 2 o WW : ,\CAC"‘ ;Am // GATE e :(> Y VIGTOR ﬂ;:@?gni;:&'ﬁum";.
] - g p— g — p— p— — — R e O S 1B = o8 PART 87 oTHERS OF ron
E st ? 5064500 W 609.93" T M AR
PN N H
é W A AT T TEXISTING NEIGHBOR BRIVEWAY ~—————— g |
z [ [ 2 |
i ® V)
1 .
z
! | | Ll ©
| | | Z N~
x - o
EXISTING RESIDENTIAL < M o
o
I : EXISTING COMMERCIAL BLDG I EXISTING RESIDENTIAL I < = %
[ e — — |
> o« g
POOL HOUSE = o O
< —
2753
: : - : b~ ©
——— COMMERCIAL ZONING LINE 0 o«
I/ = x 2
= g
33
SINGLE UNIT: ©w v
FIRST FLOOR 680 SF bote  rora0is
SECOND FLOOR 648 SF Scale ASNOTED
SITE PLAN PEmRP—
SCALE: 1"=20-0" AP. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT o
CARPORT (10° X 20°) 200 SF [Forma—
UNIT & CARPORT 1528 SF Al.1

of Sheets




ZONING: RESIDENTIAL R-M REVISIONS  |BY
- " . 3 !
\ hs”}r . B COMMERCIAL SITE AREA: 14,174 SF  (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
o0 q | ,ﬁ RESIDENTIAL SITE ARFA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
© . TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
asses TOTAL PROPOSED = 12 UNITS
] ¥ O
- g . TOTAL ACREAGE: 1.015 ACRES 5
! L
! =
- ™
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF Ig
2
£ COVERAGE = 0.24 S
{ ] [n'd 2
. I a < -
?Df TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR. = 0.41 [ 8
z |
\ | 5 — 0
NO  SCALE ! I E 5
LOCATION MAP 23
Z 2
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL | O g
| { Q 3
\ :
t EXISTING CONSTRUCTION YARD — % é
I W/ SMALL BLDGS g
! | —
I Z I © o
= >R
i o — EXISTING AFFORDABLE HOUSING  ~
| - a DEVELOPMENT
| 4 t
! g
Z z
| - 2 EXISTING RESIDENTIA EXISTING RESIDENTIAL ﬁ
[FY]
| | o
(W\W\/ EXISTING COMMERCIAL BLDG | CARPORT CARPORT CARPORT CARPORT
y 18 Ll
g e | e O e ) (e - =
— \Bb[;z#é 777777 4— — * | >} N -;F W s S : X i \/\AWMMA/\_/@/\/\/\ ‘H w
z ) \ngORDABLE ' J “ewe#s [T ] } J 7 eoe#a | 1 Y O ‘ leera | T ewer2 | T 7| BLog#1 e }%’{
o LT 2STORY éb'xzo' 2STORY | & .2;” 14| 2 STORY Coecss, | 2STORY 14 5 14 | 2STORY soxor | 2STORY 14 50-6" . 14| 2STORY, soxao | 2 STORY 14, 14 | 28TORY 20%20 2STORY. | 14' ] 14 | 28TORY soway | 2STORY T 18 L
& g APT 1 carport|  APT APT | caRporT| APT o U,,Jw‘ APT | carrorT| AT U COMMON H i CARPORT | APT APT | carporT| APT APT | earporr| T 18 1T
2 g - - e — = YARD OPEN SPACE } YARD e T R 1o m
UNITC UNIT A /¥ | YARD | yniT f)ﬂﬂ' '“"I' UNIT A UNIT B UNIT A <] uNnITB uniTa . |YARD | YARD |yt unTA | YARD | YARD | yyiTe f‘%i unite ) g 1;:.; y
& ) : ‘H H B - = oL
Iy Y R z
»HT@\|HH|||14‘U~|~MH“ XU ' 5
p B = : -
i i N . '\' : . e ’ é CORPOAATED.LEREIN 4 AN
,IL_ . N g e . B e *‘?Cﬁgc,m,xckcm 1? ) A NOT 10 B SED N, WHOLE
i | —— p— — — == p— p—— s —— e == — —= p == == —-= —_— S e e VY = * 5 o P bt
e oo S06°4500W 606.53 - e b
< \/\’W\/W\/\/\/\/\/\/\/\‘/\J\M/\/\—/\/\ z
g, i -~ ——FEXisTING NEIGHBOR DRIVEWAY — T 8 |
z [ | 2 |
2 i ol
S #Fg —
Z
! ] | Lot ©
| i ] E ~
N
x E 7o)
EXISTING RESIDENTIAL é m o
%
[ EXISTING COMMERCIAL BLDG i EXISTING RESIDENTIAL ! < = %
{ [ 1 [
> o« &
POOL HOUSE = % g
- %3
: : ) : oo 3]
—— COMMERCIAL ZONING LINE —_ <§f
B 5 %3
s 35
SINGLE UNIT: ©_9
FIRST FLOOR 680 SF Date 7412013
SECOND FLOOR 6848 SF Scale  ASNOTED
SITE PLAN FSS——
SCALE: 1"=20'0" A.P.No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT VR
CARPORT (10’ X 20) 200 SF o
UNIT & CARPORT 1528 SF Al.1
Oof Sheets»




ZONING: RESIDENTIAL R—M REVISIONS |BY
. " . g 3 3
\ hS'TEW_ - L COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
e k f o4 A RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS) e
N ) TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
[ TOTAL PROPOSED = 12 UNITS
4 I —
‘ i TOTAL ACREAGE: 1.015 ACRES 5
- » ' <
' —
e}
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 3F I
2
B COVERAGE = 0.24 o b
| z o g
Q <
% ! @ g
g TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR, = 0.41 | &
F4 I
g
@* — O
\ NO  SCALE : EU< E g
LOC Qs
ATION MAP L
z 3
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL | O 2
| | (] ?
\ ¢
! EXISTING CONSTRUCTION YARD — % é
f W/ SMALL BLDGS o
! | — &
! 2 ! S
5 >R
| o —__ EXISTING AFFORDABLE HOUSING
| — o DEVELOPMENT
[ &
[ g
= =z
| 2 EXISTING RESIDENTIA EXISTING RESIDENTIAL 5
it}
I ‘ [a
e EXISTING COMMERCIAL BLD | CARPORT CARPORT CARPORT CARPORT
5 18 || L]
et e N et GRS T SN T S s psa R =
7\ e Ty - ¥ | N _{ '\\, O W * ' 2 \MAWW a i WM\ — B hg;‘] )
z N S J Jewess| ] 1 [ ] Bipg#a | - ] o = / T lewe#sl [ |ewe#2| T | [Boerr) o ® }'“g{
§ - | 2STORY ;05 oo | 2STORY Lo %#5\‘ 14| 2 STORY ocon | 2STORY L3 14'_| 2 STORY soxao | 2STORY 14 506" . 14 | 2STORY ooxoe . | 2STORY 4 14' | 2 STORY %00 2STORY: | 14 14, 2 STORY 20%20° 2S8TORY [ B = 0
5 (3:; APT | carporT| AFT |/ APT | sarport| APT f i APT | carport|  AFT J U COMMON U [ YAR e ART | carport]  APT APT | carport| AT | APT * | carpoRT| AT % N -
z i | P — | S — OPEN SPACE i S - | o
; L UNITC UNITA ‘o0 | YARD | yyirg I‘,".“' [ uNiTA AP J,YAR;D ﬂ%} i . UNITA_|YARD [ YARD | g ". %{ UNITA | YARD | YARD | g wnre |5 e ﬁ
' ] x x o o ) 1. =
B S = e = = \ S
o sl s M- L ~L ) ~ s
T8 T (LT BT #M &
NL ST B i S e Y P e I e L e e T 200 et s HY &
U ~\\ : T I-:{> o e S : T i L s ) :> ! E
N e RS ks - a . ’ REh v ‘. '@ms - o A;AC"‘ 10 ; GATE 7W
i |L i et S e b gt e - -
o 6 o e VICTOR CONFORTI — ARCHTECT.
'r/_J 4 ALL RIGHTS RESERVED,
g WAMW :
g |  ———— —— EXiSTING NEIGHBOR DRIVEWAY —————— " 7 g |
z [ | g [
(2] N
wl i (7s)
1 0
pd
I i | L ©
f | ] E I~
x - s
EXISTING RESIDENTIAL é Moo
[a
| EXISTING COMMERCIAL BLDG | EXISTING RESIDENTIAL ' [ < = %‘
| t |
> o« &
POOL HOUSE = s S
= Z :I‘
| I | < O
| | | T
—— COMMERCIAL ZONING LINE o <
]/ oz 2
= 5 2
o
333
SINGLE UNIT: ©
FIRST FLOOR 680 SF Date 7312013
SECOND FLOOR 648 SF Scale  ASNOTED
SITE PLAN P—
SCALE: 1"=20"-0" AP. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT Job
CARPORT (10° X 207) 200 SF -
UNIT & CARPORT 1528 SF
Of




ZONING: RESIDENTIAL R—M REVISIONS _|BY
COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
TOTAL PROPOSED = 12 UNITS
TOTAL ACREAGE: 1.015 ACRES 5
! Ll
! [
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF xI 5
2
= COVERAGE = 0.24 O
[ z x 2
| 2 < »
o N
g TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR, = 0.41 i 8
H ‘
b — e
NO  SCALE : m E §
O =«
LOCATION MAP v
Z =
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL | o2
| | Q 7
\ :;
! EXISTING CONSTRUCTION YARD % 5
[ W/ SMALL BLDGS g
' [ — g
I 2 I © ©
= > R
| a EXISTING AFFORDABLE HOUSING
e — 2 DEVELOPMENT
| 4
! 2
= =z
| % EXISTING RESIDENTIA EXISTING RESIDENTIAL ﬁ
I | o
EXISTING COMMERGIAL BLDG | ' CARPORT CARPORT CARPORT CARPORT
8 18N - \r\/_\f\/\/\/\f\f\/\/\/wvv Lot
\'\\ i 1 * ¥ | % R i = X N /T\_/\M/M/\J{/\/\ . i SN - < ~ = H (V2]
3 ‘U‘;}%%Dﬁj{&" N l ””” BLOG#5 | | : [ leibera| - | sSe- I T |ewe#s{ | " ewes2| | S | ewer [T, e }%’
g 2 STORY @é\o o | 2STORY L hE 1, 14 | 2sTORY i | 2STORY | 18 3 14 2STORY| | 2STORY 14 50-6" . 14| 2STORY 20520 | 2sTORY | 14" | 14 | 2STORY 020 2STORY, | 14' 7 14 | 2STORY so%a0 2STORY {7 e cIL
i APT  carborT| AFT | APT | carPorT| APT 017 APT | carporT| APT I common AR caRpoRT [ APT APT | carporT| #FT APT L earport| AT | @ i)
2 —— ) ———— f P—— YARD OPEN SPACE YARD e — s e |8 %) o
UNITC ;,""i ""“'l} uNIT A gYAFR0 (YARD | e || M unira [YARD | YARD |y [ [0 gnTa =% UNITB UNITA . |YARD | YARD | it g UNITA [ YARD | YARD | Nt f@i | unme | =g
8 i = 2 C N N IR S
o - - — 3 14| I z
5
o 2
7}» u |THIS DOCUMENTAND THE IDEAS
{8 ; INCORPORATED HEREIN, AS AN
I o g . o +=H ViGroR. LONFORM. - AGHTECT 8]
m : , » ci : B e ‘ v » i R e
[T § - - —— i S N Ay gTHER, PROJECT, WiriouT
5 : I S et
E NWMMWWWMAW E]
g I  —————EXiSTING NEIGHBOR DRIVEWAY ————— "~ 8 i
g % %
zZ
I I | Lol ©
! | | = ~
- <
o E ITe)
EXISTING RESIDENTIAL é m @
o
[ EXISTING COMMERCIAL BLDG | EXISTING RESIDENTIAL i < %‘
[ L ey [
5 50
POOL HOUSE = 2 &
=2 =z =
! f ' PITERS
! | COMMERCIAL ZONING LINE ! 0 o«
r =z 2
=2 5 £
=33
SINGLE UNIT: w v
FIRST FLOOR 680 SF Date  7:3%2013
SECOND FLOOR 648 SF Scale  ASNOTED
- S ITE PLAN Drawn DWA
SCALE: 1"=20".0" A.P. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT o _—
CARPORT (10° X 20°) 200 SF et
UNIT & CARPORT 1528 SF Al.1
of Sheets |




ZONING: RESIDENTIAL R—M REVISIONS  |BY
" . ; E
- } - * COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS) .
i N RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
. TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
sosee i TOTAL PROPOSED = 12 UNITS
UL B : -
TOTAL ACREAGE: 1.015 ACRES O
= [
Lot
| [
o]
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF xIg
2
£ COVERAGE = 0.24 Q0
i ] [n 2
| u‘% < o
?49 TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR. = 0.41 [ g
z |
g
2] —— D
NG SCALE : ﬁ E g
LOCATION MAP Q3
- Lo
z s
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL ; O 2
| [ (&) 7
\ ] x
| EXISTING CONSTRUCTION YARD — % é
[ W/ SMALL BLDGS g
' | - £
| 2 | 9 ©
> >R
i a EXISTING AFFORDABLE HOUSING
I @ DEVELOPMENT
[ & I
! 2
P s
| 2 EXISTING RESIDENTIA EXISTING RESIDENTIAL ﬁ
i
I | [a
EXISTING COMMERCIAL BLD | CARPORT CARPORT CARPORT CARPORT
8" 18 N | Ll
- s MAPTEEFQEMN;M"?(L;EREMN~ e - _ T _ _ l __ _ NO6°45'00"E L 610.34' _ ) \/\/_\/w_ _ o o L L _ ; }:
N % . 'F 1 | —Jf. S =< X DN NN SN P - 73]
- e T T T T T E S S S ,\g,,, Q N —— - r——_—"71 1  FZEX \ — ] IS —— S —— T — ] l!.l:
S gﬁORDABLE i BLDG #5 ! BLDG #4 = = VI BLDG#3 | BLDG #2 . | BLDG#1 e BH
2 2STORY | ¢ %@ ¥l 14 | 28TORY oo | 2STORY 4 14 _| 2 STORY 2STORY |, 14 506" °\14' 2 STORY - ‘| 2sTORY |, 14 14'_| 2STORY soxag | 2STORY, 14 14| 2STORY J— 2STORY [~ A=
& carporr| AT | x‘ APT | cirporT| AFT ‘Lw 8 APT | CARpoRT|  APT AR ‘ H COMMON H b‘;é; s ART- ) caRpoRT) AT APT | carport| AT APT " Loarporr) AT |8 T S
= UNITA - l UNITB M onira YAED YARD | yniT UNTA |5 OPENSPACE | unrs || D ﬂ UNITA | YARD | YARD | yirg '%I UNITA | YARD | YARD | 7 g }%{ i@i unre | B E
0 l‘ ' NS ny o BN DR ) = 3
R B H LU N = B = EL— 18 2| i e s
L . B ——{ X ~ 'S I
AT B T T T LT . % er—U—Hl\ Ly HCT — R "‘IMTfLFFWTf? 5
RLIPEERNENE D R " T - T - . = SR ) - et ay 111 e
1 YT SN e : > : o - Cegee i
ﬁLPLuM\ X TN : ‘ . 8 Lt L0 RIS | | NCoRPORATED HERRINY 45 AN
:E; \: oV GATE N R g g . g e 9 e o s Nl USTRUMENT OF PROFESSONAL
m Ll e e e I N Y NS V BT B N o T
o == p— —— = p— —= = p — o —— g p— S p—— = e S i ange— 4 o 3B — = o8 Ay o, e ot FoR
i S S06°2500W 509.5% ™ / © gt X
n 2
g \/\“\ NWWW 3
Y | S EXISTING NEIGHBOR DRIVEWAY T 3 |
z i ! 2 |
m o (72]
2 h@, hild
z
I | | 8] ©
! | | E ~
r - 3
EXISTING RESIDENTIAL é Moo
[a e
[ EXISTING COMMERCIAL BLDG [ EXISTING RESIDENTIAL [ < & %‘
| | |
> o« %
POOL HOUSE = % L
= z 4
! e ] < S
[ | | b b
——— COMMERCIAL ZONING LINE — w
(/ - =z =
=2 5 2
233
SINGLE UNIT: ©_ 9
FIRST FLOOR 680 SF Date 7342013
SECOND FLOOR 648 SF Scale  ASNOTED
SITE PLAN P—
SCALE: 1"=20"-0" A.P. No. 127-211-008 TOTAL FLOOR AREA 1328 SF PER UNIT Job
CARPORT (10" X 20°) 200 SF P ra—
UNIT & CARPORT 1528 SF A1
Of Sheets




ZONING: RESIDENTIAL R—M REVISIONS _ |BY
, . ; g
— ; . = COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
. ) oA RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
. TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
sese TOTAL PROPOSED = 12 UNITS
iy T b
B TOTAL ACREAGE: 1.015 ACRES &)
! Ll
! =
_—m™
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF xI g
2
£ COVERAGE = 0.24 g b
I i &
[ % < N
g TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR. = 0.41 [ 8
z |
g
9 O
NO  SCALE : m E g
LOCATION MAP 23
z £
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL | O S
| | (@] a
\ S
' EXISTING CONSTRUCTION YARD % 2
i W/ SMALL BLDGS 3
! | -
! 3 | O .
5 >R
[ a _ EXISTING AFFORDABLE HOUSING
| @ DEVELOPMENT
| 4 [
' g
= =z
| % EXISTING RESIDENTIAL EXISTING RESIDENTIAL _<_E'
| | r o
EXISTING COMMERCIAL BLDG | CARPORT CARPORT CARPORT CARPORT
g 18 _— IR ] D e Ve H Lul
s &EW"N_; wf it - - o — B NO6°45'00"E 610.34' . vvva KJ N ; =
. g k3 z -7 - 3 ~ = = ~ - S, NS SN SN IR N SN [N PN e )
R E—— DG#6 ,,,,, - ——x =3 ., |  EkF==TT/3 AT e : F———-—-1 | =37 PN | _— E—— I
z AL ORDABLE p J BLDG #5 | BLDG #4 =0 = 1 | BLDG #3, b BLDG#2 | " | BLDG #1 T B }!{
g 2 STORY @éb oo | 2STORY ; %wa; W | 2STORY | . | 2STORYL W 4 14 | 2STORY| | 2STORY ¥ 50-6" , 14| 2sTORY I ‘| 2storY | 14 [ 14 | 2sTORY 2020 28TORY. |, 14 [ 14 | 2sTORY soxae | 2STORY o 13 L
i APT  [carporT| “FT |/ APT | cirporT| AFT fw " APT | carporT| AT A J COMMON LYARD APT- | carpoRT| AFT APT | chRPorT| AT 1 APT . AT TW% .
E ] . —— OPEN SPACE 8 Tz | .
UNITC @ UNITA. RO | YARD | (7 ILJI UNITA YXAID YARD | T || UNITA [— x| uniTe ﬂ UNTA. | YARD | YARD | e UNITA | YARD | YARD | ynirp L |5 \‘E‘f i
o : S = l! ; . 1 \ I o] . S = “ | b
R L=y =) CLTT I ] 1] \ % [ 2
= %;J S % = o JEEEST L T o ek
Lnnnl e nnn e u""mﬁ \J«ui%llil ; ~ ¢/ BLI N r J( \H\AHHM ' Nl
B STk R Toe = 2| e
] g R B B A L o i . P T —\/\/‘\/:i}\/\/\/ s e A INSTRUMENT OF PR AL
o H - _ T i - . Y ) ROt : AGAC'A 1;\6“*1 . / CATE v'mm::tu U;Z‘wﬁ.?'&'{%'ﬁ‘
1z g == == g — = — g\ e i S ————— g —— — — p— = e e e = = S8, % EART 5%, STUERG 8, FOR
£ ‘ rdh 506°4500°W 669.53' T T iR pustiyr 4
A A AP A H
é \\‘WNMWWWMAW\A e ST ING NEIGHBOR DRIVEWAY e ; |
zZz - (&3
c f ) g [
@ " n
= ol
=z
I | | Ll ©
| ) ] E ~
x =3
EXISTING RESIDENTIAL é Hoo
o
! EXISTING COMMERCIAL BLDG [ EXISTING RESIDENTIAL I < = %’:
[ | 1 !
> o« %
POOL HOUSE = o
> 2 2
,,,,,, - <
| | I
— COMMERCIAL ZONING LINE o<
]/ =z 2
=2 5 2
=33
SINGLE UNIT: w @
FIRST FLOOR 680 SF Date 7412013
SECOND FLOOR 648 SF Scale ASNOTED
SITE PLAN [orawn owa |
SCALE: 1"=20"-0" A.P. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT o
CARPORT (10° X 20°) 200 SF oo
UNIT & CARPORT 1528 SF Al.1
Oof Sheets




ZONING: RESIDENTIAL R—M REVISIONS _ |BY
" Y 4
- } - o COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
I RESIDENTIAL SITE ARFA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
. TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
- TOTAL PROPOSED = 12 UNITS
§ LI — |
TOTAL ACREAGE: 1.015 ACRES Q
= I
| Lad
=
2 PROPOSED BUILDING FOOQTPRINT 1760 SF X 6 BDLGS = 10,560 SF xI 5
2
£ COVERAGE = 0.24 S
| EJ x o
| % < _
g TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR., = 0.41 [ 8
2z |
MO SCALE [ m E §
LOCATION MAP Q3
z £
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL | O 2
| { (@] b
\ e ;
' EXISTING CONSTRUCTION YARD % §
| W/ SMALL BLDGS g
: [ £
i 2 ! O -
= >R
[ a _ EXISTING AFFORDABLE HOUSING —
| ? DEVELOPMENT
! o
! g
= =z
| % EXISTING RESIDENTIAL EXISTING RESIDENTIAL ﬁ
! o
EXISTING COMMERCIAL BLDG !
| CARPORT CARPORT CARPORT CARPORT
. - I Lol
~~~~~~ gt ) | (gt T e Ty \ =
N 4 - N ——— - el - - - - - - o S — - - o - — -_
S ?' 77777 _ | i ,]} _ 7 1 O ,, TR ; ~ o — . - 2 e 0
g ’*\J(—f?ggORDABLE ; BLDG #5 : ; BLDG #4 | =\ S |Bwees | | | i T | Bwe#t | T 4w '.’1
2 Lz 2 STORY 20 oo | 2STORY L %wsc 14| 2 STORY oo | 2STORY 14 l 14| 28TORY 20%20 2STORY | 14 50-6" . 14| 2STORY 20%20 {| 2sTORY | 14 14| 2STORY 2STORY, | 14 14| 28TORY 20X20 28TORY | £ !
B g APT | camport| AT | APT | GaRpORT| APT ' APT | carport| APT ‘ COMMON H o APT ) carporT] APT APT | APT | chrport| AT |8 |
g o Tl 0 fL = il YARD | OPEN SPACE YARD — e e e 8 loy b
L unre | @ , ! UNITB i,'.,{ ; UNIT B b-a“‘ UNITA [ 7 unre || una | YARD (YARD | unirs | YARD | YARD | yniTB ff'é'& P"IT" UNITC | X Wy
i f ) x o in] . * 14 i I RN T P
] . - - 4 ~~ RN ~ ' z
LANN EuEn SRR nn SRR . - 2 , '”'M'ﬁr" I #Q—HHA/HHIHHP &
p R ™ B B i R : y PR i i N - . L - PR N g -
o 00 WS : : T R BRI o : A R & [ e, e e
i ‘ : ) R : : Y B ‘3 s;,f, ’ R 5 : ‘ WW o é,'AA;AC“‘ i ‘ / GATE ‘:‘> NN %%f%ﬁi;t{%%ﬁ’
W - =B = . —= p—— g == g —= == p— —— o —P—po—y F A = > S0 A 2, ST o8, 2R
14 b S06°4500"W 609.83" i { - TR0k GORICRIL = JRCATEGY,
9] ™. A o AL RIGHTS RESERVED.
< w 2
& | W%W e e SN REIGHBOR DRIVEWAY ———— z |
z I | H |
@ o 2
3 e e
=z
| ] | Lol ©
[ | | E ~
=D
EXISTING RESIDENTIAL < & o
O o
! EXISTING COMMERCIAL BLDG I EXISTING RESIDENTIAL I < = %‘
[ | |
> o« @
POOL HOUSE a2
= <3
| | | < S
[ | | Lo
COMMERCIAL ZONING LINE o«
-z 2
= S
o
33
SINGLE UNIT: w v
FIRST FLOOR 680 SF Date 732013
SECOND FLOOR 648 SF Scale ASNOTED
,#ASHI_E P LA N _E);;wn DWA |
SCALE: 1"=20-0" AP. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT o
CARPORT (10" X 20") 200 SF PTa—
UNIT & CARPORT 1528 SF Al.1
Of Sheets




ZONING: RESIDENTIAL R—M REVISIONS |BY
" . g 1
- ’ - Gl COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
i ; oA RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
. TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
o TOTAL PROPOSED = 12 UNITS
LA B b=
TOTAL ACREAGE: 1.015 ACRES &)
@ {
Lot
! =
powni o)
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF I g
2
£ COVERAGE = 0.24 Q1
i S
:&ch TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR, = 0.41 [ 8
P4 1
£
[} — O
NO SCALE : m E g
LOCATION MAP Qs
z <
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL i O ¢S
\ I i o4
o =
<
' EXISTING CONSTRUCTION YARD ~— % é
I W/ SMALL BLDGS 2
! i - &
| 2 { O .
H > 2
f a —_ EXISTING AFFORDABLE HOUSING
| — 2 DEVELOPMENT
| o {
l 2
£ zZ
‘ % EXISTING RESIDENTIAI EXISTING RESIDENTIAL f[_l
I o.
|
EXISTING COMMERCIAL BLDG | CARPORT CARPORT CARPORT CARPORT
NN \/\V’\V/\V\V"V"V/NN’”\v’\wf\vf\/xvfxv/\vf L Lol
e T wekwr___eew ) | - - =
o * | ?,' = = —;\::“\//\v”\‘;glg7kg7 ‘¥ -7 v \,»\,»::/:j/ﬁ‘#\‘/A\/::,::i/A;;A\,/\::Q;P\/A\A/\\,;:/A\;;KL;A\A/\»::\::\4A\v/A\ﬁ);::A\,/\v/\‘,A\;::,/~ £ (V3]
R ST ImbeEE F————1 | F==——7 Ep—— —— . . p— —— i N e ERS———— E— EpeTa——— i
£ w‘ggORDABLE ’ BLDG #5 ! BLDG # 4 = O = / | BLDG #3, B BLDG#2 | | BLoG #1 e E PQ{
2 2 STORY 5(‘) X0 28TORY |\ %w”y 14'_| 2 STORY sty 2 STORY H‘t' 14| 2STORY o0 2 STORY 506" 14" | 2STORY 20%20° {| zsTORY |, 14 14| 2 STORY 20%20" 28TORY. | 14 14'_| 2 STORY 20%20 2STORY ' (= =
5 APT CARPORT APT / APT | BIEERT| APT | APT | 20X | APT o COMMON H YA‘RD‘:J;’APT CarRA | APT APT | GARpoRT| APT ] APT & | AR \AE,’T_ % = 11:% .
= UNITC ‘;'E\i UNIT A - &YARD | YARD | yyrg || (I | UNIT A YAfD YARD | yniT B }@ UNITA [ OPENSPACE UNIT B UNITA | YARD | YARD | i }I‘—'iﬂ} ﬂ{ UNITA | YARD | YARD | yyirg ‘I“ﬁ wNTe 1] @
‘ ’ * F x| | e : N
2 = : e =1= 5‘ g ) 2 e s
N = &~ |5 iy I z
TR T T LI LI WM EonuRnumnnr. I
k 1 e . - . . . ) . SN e R =
i Galoo R e P
X g o N A ; i G > S, e THE
|| 7 8 N . ’ ; REPERR It " AC*Q‘AA;AcIA © o GATE 5 i f&"ﬁ‘ﬁ;ﬁ%ﬁ
| == == p— == = o P ———— p— p—— —= — —— — p—— o .17 i wema—— ~ S LPT B ahnS oL 12
x Gt © S06°4500'W 609.93" v e 1o ConvonTl ~ SRCHTEC.
< \/\’\/\_/\/\_/\/\_/\_/\_/\_/\/\/\ . 3 SR
<< //\/\g/\/xv/\,»\,A\/\vA\¢/\,A\/«\/Av/\/\,»\,x, ES
£ i %\M%W\W — = EISTING NEIGHBOR DRIVEWAY — 5 |
z [ | ° [
] » n
= H@, -
Z
I | | Ll ©
| | | E ~
=D
EXISTING RESIDENTIAL é L o
o
[ EXISTING COMMERCIAL BLDG i EXISTING RESIDENTIAL [ < = %
| i |
- g X
POOL HOUSE — o Q
= = d
| I — I < S
i | | [ t;;
— COMMERCIAL ZONING LINE <
—_ =
o -
o Z
=33
SINGLE UNIT: w ¥
FIRST FLOOR 680 SF | Date 7312013
SECOND FLOOR 648 SF Scale  ASNOTED
SlTE PL,A_N Drawn DWA
SCALE: 1"=20'-0" A.P. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT on —
CARPORT (10° X 20°) 200 SF P
UNIT & CARPORT 1528 SF A1.1

Sheets




ZONING: RESIDENTIAL R—M REVISIONS  |BY
- " . ;
Ltls'm:; _ L L COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
nscm R N I RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
& . TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
o TOTAL PROPOSED = 12 UNITS
; A [
TOTAL ACREAGE: 1.015 ACRES O
. . | O
' =
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF xI g
E COVERAGE = 0.24 IS
| E o &
=] < °
% ! @ 5
g TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR, = 0.41 [ =
\\ E .
NO  SCALE : 5 E §
LOCATION MAP L3
Z 3
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL | o8
| | Q b
3
| X =
EXISTING CONSTRUCTION YARD - O 2
[ W/ SMALL BLDGS S
| | B &
[ g | 2.
r4 > ~
) i EXISTING AFFORDABLE HOUSING
! 2 DEVELOPMENT
| o 1
' 2
£ =z
| 2 EXISTING RESIDENTIAL EXISTING RESIDENTIAL _<_E|
11}
| l [a
EXISTING COMMERCIAL BLDG | CARPORT CARPORT CARPORT CARPORT
8 18 %\/W\/\/\/W\/‘W Ll
b ] MWLE 77777 .[_ T | ewoees | A BibG#a| / T ewe#sy | [ ~Jewe#2 | ; |81 - I {L&!
BT 2 STORY 20 o0 28TORY | . %4'5\ 14_| 2 STORY [ ans 2STORY | 14 14' | 2STORY J— 2STORY | 14 50-6" p 14 | 2STORY 20‘x20'§ 2STORY | 14 14" | 28TORY 20%20° 2STORY, | 14 2 STORY 20%20° 2sToRY {7719 Ll
HTTTEE| AT |chrort] AT 1) APT | caRporT| AFT it APT | carport| APT COMMON e APT | GaRpoRT) APT APT | carport| APT APT | carport| 87T |8 ml
J [4 ° j N — o YARD OPEN SPACE YARD — e pia— p— R ﬁ m
UNITC UNIT A /iR | YARD |\ 8 UNITA |YARD | YARD | yniTB UNITA [ o unrs || [ UNTa. |YARD | YARD | g | (D) UNITA | YARD B % i
0 N p ke Xy h.“ ' A L " [
- .= e RREE - T R T ) SR il ) e
, — = S R 2L - = i I Z REN. 131201
, — | ,uw,mw&@,%H:\J«%U—Hll!\ S SRS o P = v S LLLO CrrTTiaM b
5 L ‘ R garg ) . : e ST e R A LSSt e TH A, ARE" THE PROPERTY O
& i M\WWW 4 3 R IGRE ot 19 BE USED) I WhaL
w g P p p— —= p— == p— — = = o —— p— —— S = == —= = y Ry LT P SR P
4 " 506°4500'W 600.53' @ R R
(',—) achd - AL RIGHTS RESERVED.
< A AL AN ES
a | T ———EsTiNG NEIGHBOR DRIVEWAY —————— T : |
5 [ | 5 t
s 2
’ prd
| I ] Ll ©
i ] ] E ~
x = o
EXISTING RESIDENTIAL é o
o
i EXISTING COMMERCIAL BLDG I EXISTING RESIDENTIAL I < = %
I | |
- o
POOL HOUSE S 309
= % &
= =z
< <
! | | RS
|
! COMMERCIAL ZONING LINE ‘ _ U o«
['/\ =z 2
= g
5 o
<+ O
SINGLE UNIT: = o 0
FIRST FLOOR 680 SF Date 731208
SECOND FLOOR 648 SF Scale  ASNOTED
SITE PLAN Drawn DWA
SCALE: 1"=20"-0" AP, No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT o
CARPORT (10° X 20°) 200 SF -
UNIT & CARPORT 1528 SF Atl.1
Of Sheeﬂt‘sn




ZONING: RESIDENTIAL R—M REVISIONS _|BY
COMMERCIAL SITE AREA: 14,174 SF (0.325 ACRES X 20 UNITS/ACRE = 6.5 UNITS)
RESIDENTIAL SITE AREA: 30,038 SF (0.690 ACRES X 11 UNITS/ACRE = 7.6 UNITS)
TOTAL LOT SIZE: 44,212 SF TOTAL ALLOWED = 14 UNITS
TOTAL PROPOSED = 12 UNITS
TOTAL ACREAGE: 1.015 ACRES 5
! Ll
! =
2 PROPOSED BUILDING FOOTPRINT 1760 SF X 6 BDLGS = 10,560 SF I §
2
£ COVERAGE = 0.24 <l
| - &1
o ~
Igl TOTAL BLDG AREA = 1528 X 12 UNITS = 18,336 SF F.AR. = 0.41 I 2
P4 |
E
@ — O
NO SCALE : ﬁ E g
O =«
LOCATION MAP = °
zZ 3
| EXISTING RESIDENTIAL EXISTING RESIDENTIAL EXISTING RESIDENTIAL 0 o 2
| | (] 3
N\ o
' EXISTING CONSTRUCTION YARD ) o 2
i W/ SMALL BLDGS 2
' | &
| 2 t ()]
-1 w0
= > R
| u _ EXISTING AFFORDABLE HOUSING
| ? DEVELOPMENT
| 4
! g
z z
| 2 EXISTING RESIDENTIAL EXISTING RESIDENTIAL j
w
I : a.
EXISTING COMMERCIAL BLDG | CARPORT CARPORT CARPORT CARPORT
8" 15,,4 L Led
- : T | ST T TRECA = Z= S S TSRl e - T
R =T Y- VY ) E——— A rTT————— | T N I E——— ; Sp—— e o — B —— CT———— S e — 1
z S A PRORDABL oo BLDG #5 } Bloc#a | —= O = / ] BLDG#3, ) N Tee#z [ | 7] BLDG #1 B ll'_-.]-_’{
§ - | 28TORY 20 20" 2 STORY | | éwg 14| 2STORY oo 28TORY |, 14 14' | 2STORY 20%20 2STORY || 14 50-6" , 14" | 2STORY %20 | 2sTORY |,_14' 14' | 2 8TORY 2STORY,|, 14 1 14 | 28TORY 20%00 2STORY 1 g U
B g| AT |oarport| AT |/ APT | chrporT| AT 9 1? APT | carPORT| APT ARD ‘ U COMMON U o | APT- | carpoRT|  APT APT AT AT |chwport| AT 1@ TR
z g S— oy P OPEN SPACE . RN R o
*] unre fllﬁili UNIT A/ | YARD | yniT B @ UNITA |YARD | YARD | 7 uniTa e UNITB ﬂ UNITA | YARD [ YARD | nrg uniTa | YARD | YARD | it B el unme - A @ﬁ
a ! b it ‘ N - g} ] i i - i - i = %
g . w = W = - N = H&W - B
T T =L X ; e BT T LT ¢_\§ {@ﬂi?uu”"n\lr" T %M\M |
e 12" LN S <= ) g & o : D B e : o E : - ‘ e : : o b : E [THIS DOCUMENT AND THE [DEAS
[ N T e T e T S e D e e ' b i s 3| e
I e i N g e A R e ACND R O
4 2 == p—— p— == = == == g eppg—— - m——— — —— —= e p—— p—— — 0 L, TR G0
x \ ah © S06°45'00'W 609.93' I AT
5 ACK 4 ALL RIGHTS RESERVED.
St NN Ed
; WWWW 7/_/——\\5)0 TING NEIGHBOR DRIVEWAY —_— ; |
z [ I e |
i o 2
z i hdd
4
I i ] Lud ©
I I ! E ~
3
[ E %o}
EXISTING RESIDENTIAL é oo
o<
! EXISTING COMMERCIAL BLDG ' EXISTING RESIDENTIAL [ < = %
[ | [
> o« %
POOL HOUSE = a
> 3 3
| <C <
' : ! w = ©
—~— COMMERCIAL ZONING LINE ! A g
N 5% 3
=33
SINGLE UNIT: w ¥
FIRST FLOOR 680 SF Date 7342013
SECOND FLOOR 648 SF Scale  ASNOTED
SITE PLAN —
SCALE: 1"=20'.0" A.P. No. 127-211-009 TOTAL FLOOR AREA 1328 SF PER UNIT o
CARPORT (10° X 20°) 200 SF -
UNIT & CARPORT 1528 SF Al.1
,O,f Sheets




	08-08-13
	1_FirstW881-887-Ikeda-Third Extension
	2_FirstW405-ElDoradoHotelandRestaurant-ReevaluationMusic License
	3_Broadway691-Hopmonk-MVL Review
	Broadway691-Hopmonk-Music License 8-8-13
	Hopmonk Vicinity Map
	Hopmonk_Tavern_July_5,_2013
	SKMBT_36113080207170

	4_Broadway780-Dambach-Vacation Rental
	Broadway780-Dambach-Vacation Rental
	VR1
	VR2
	VR3
	VR4

	5_WNapa840-ResidentialApartments-Study Session8-8

