CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

All meetings are held in the City Council Chambers
East Side of Monte Verde Street
Between Ocean and 7th Avenues

Jordan Chroman, Erik Dyar, Esther Goodhue, Karyl
Hall, Kathy Pomeroy

REGULAR MEETING
Monday, November 20, 2023

TOURTIME 3:30 PM
MEETING 4:00 PM

THIS MEETING WILL BE HELD VIATELECONFERENCE AND IN PERSON AT CITY
HALL. The public is welcome to attend the meeting in person or remotely via Zoom;
however, the meeting will proceed as normal even if there are technical difficulties
accessing Zoom. The City will do its best to resolve any technical issues as quickly as
possible.

To attend in person, visit the City Council Chambers at City Hall located on Monte Verde
Street between Ocean and Seventh Avenues. To view or listen to the meeting remotely,
you may access the YouTube Live Stream at:
https://Iwww.youtube.com/@CityofCarmelbytheSea/streams, or use the link below to
view or listen to the meeting via Zoom teleconference: https://ci-carmel-ca-
us.zoom.us/j/889912639227? pwd=TFVQTUFVMjA5c112STdDQU94V110UT09. To listen
to the Zoom meeting via telephone, dial +1 (312) 626-6799. Meeting ID: 889 9126 3922.
Passcode: 930 359

HOW TO OFFER PUBLIC COMMENT: Public comment may be given in person at the
meeting, or using the Zoom teleconference module, provided that there is access to
Zoom during the meeting. Zoom comments will be taken after the in-person comments.
The public can also email comments to mwaffle@ci.carmel.ca.us. Comments must be
received 2 hours before the meeting in order to be provided to the legislative body.
Comments received after that time and up to the beginning of the meeting will be made
part of the record.

CALL TO ORDERAND ROLL CALL -TOUR
TOUR OF INSPECTION

The Historic Resources Board will meet and convene the public hearing at the first location listed below on the Tour
of Inspection. The public is welcome to join the Board on its tour. The tour is intended only to give the Board an
opportunity to view project sites scheduled for a public hearing later that day. No deliberations on the merits of
projects will take place during the Tour of Inspection. Following completion of the tour, the Board will recess and
return to the Council Chambers to reconvene the public hearing at 4:00 p.m., or as soon thereafter as possible.



A. DS 23-160 (Lutz) Santa Fe Street 4 northwest of 6th Avenue

CALL TO ORDERAND ROLL CALL -CHAMBERS
PLEDGE OF ALLEGIANCE
PUBLIC APPEARANCES

Members of the public are entitled to speak on matters of municipal concern not on the agenda during Public
Appearances. Each person's comments shall be limited to 3 minutes, or as otherwise established by the Chair.
Matters not appearing on the agenda will not receive action at this meeting and may be referred to staff. Persons
are not required to provide their names, and it is helpful for speakers to state their names so they may be identified
in the minutes of the meeting.

Under the Brown Act, public comment for matters on the agenda must relate to that
agenda item and public comments for matters not on the agenda must relate to the
subject matter jurisdiction of this legislative body. Hateful, violent, and threatening
speech is impermissible public comment as it disrupts the conduct of the public
meeting. This is a warning that if a member of the public attending this meeting remotely
violates the Brown Act by failing to comply with these requirements of the Brown Act the
meeting, then that speaker will be muted.

ANNOUNCEMENTS
CONSENT AGENDA

Items on the consent agenda are routine in nature and do not require discussion or independent
action. Members of the Board or the public may ask that any items be considered individually for
purposes of Board discussion and/ or for public comment. Unless that is done, one motion may
be used to adopt all recommended actions.

1.  Adoption of the 2024 Historic Resources Board Meeting Calendar
PUBLIC HEARINGS

2. HE 23-097 (Hofsas House, Inc): Consideration of a historic determination for the
single-family residence known as Donna Hofsas House and a historic determination
for the Hofsas House Hotel located on San Carlos Street 4 northwest of 4th Avenue.
CONTINUED TO DECEMBER 18, 2023

3. DS 23-152 (Velo LLC): Consideration of a Determination of Consistency with the
Secretary of the Interior's Standards for additions and site modifications at the historic
"S. J. Miller House" located at the northwest corner of Casanova Street and 12th
Avenue in the Single-Family Residential (R-1) District. APN: 010-273-012.
CONTINUED TO ADATE UNCERTAIN

4. DS 23-160 (Lutz) — Request for reconsideration of a Determination of Consistency
with the Secretary of the Interior’'s Standards issued by the Historic Resources Board
on September 18, 2023, for Design Study application, DS 23-160 (Lutz), for
additions, alterations, and site modifications including a kitchen addition, bedroom
addition, and new detached garage in the front setback at the historic "Elizabeth F.
Armstrong House," and a request to add the historic resource to the Carmel Register
and creation of a design nonconformity (reduced composite side yard setback)
located on Santa Fe Street 4 northwest of 6th Avenue in the Single-Family Residential
(R-1) District. APN: 010-092-005-000.



ORDERS OF BUSINESS

5. Update on the Junipero Serra Statue

DIRECTORS REPORT
FUTURE AGENDAITEMS
ADJOURNMENT
CORRESPONDENCE

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th
Avenue, Harrison Memorial Library, located on the NE corner of Ocean Avenue and Lincoln
Street, the Carmel-by-the-Sea Post Office, 5th Avenue between Dolores Street and San Carlos
Street, and the City's webpagehttp://www.ci.carmel.ca.us in accordance with applicable legal
requirements.

SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE AGENDA
Any supplemental writings or documents distributed to a majority of the Historic Resources
Board regarding any item on this agenda, received after the posting of the agenda will be
available at City Hall located on Monte Verde Street between Ocean and Seventh Avenues
during regular business hours.

SPECIAL NOTICES TO PUBLIC

In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the City Clerk's Office at 831-620-2000 at least 48
hours prior to the meeting to ensure that reasonable arrangements can be made to provide
accessibility to the meeting (28CFR 35.102-35.104 ADA Title 11).



CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

November 20, 2023
CONSENT AGENDA

TO: Historic Resources Board Commissioners

SUBMITTED Leah Young, Administrative Coordinator
BY:

SUBJECT: Adoption of the 2024 Historic Resources Board Meeting Calendar

RECOMMENDATION:
Adopt the 2024 Historic Resources Board meeting calendar.

BACKGROUND/SUMMARY:

In accordance with the Historic Resources Board Rules of Procedure, the Board holds regular meetings on
the third Monday of each month at 4:00 p.m. When a regular meeting falls on a public holiday, no regular
meeting shall be held on that day. Such meetings may be rescheduled to another

business day, or canceled by motion and adopted by the Historic Resources Board.

The purpose for adopting a meeting calendar is to identify any conflicts with public holidays and to preempt
the need for last-minute schedule changes, providing the Commission, staff and the public adequate notice
of scheduled meetings throughout the year for planning purposes.

In preparing the 2024 Historic Resources Board meeting calendar (Attachment 1), staff identified conflicts

with public holidays and suggested special meeting dates. The Historic Resources Board is being asked to
review and adopt the meeting calendar.

FISCAL IMPACT:
ATTACHMENTS:

Attachment 1: 2024 Meeting Calendar - HRB




CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD MEETING DATES
CALENDAR YEAR 2024

Attachment 1

MEETING DATES

Monday, January 22, 2024 - Special Meeting
Rescheduled from Monday, January 15, 2024 - Martin Luther King, Jr. Day

Monday, February 26, 2024 - Special Meeting
Rescheduled from Monday, February 19, 2024 - President’s Day

Monday, March 18, 2024

Monday, April 15, 2024

Monday, May 20, 2024

Monday, June 17, 2024

Monday, July 15, 2024

Monday, August 19, 2024

Monday, September 16, 2024

Monday, October 21, 2024

Monday, November 18, 2024

Monday, December 16, 2024

City-Observed Holidays:

New Year’s Day Monday, January 1, 2024
Martin Luther King, Jr. Day Monday, January 15, 2024
Lincoln’s Birthday Monday, February 12, 2024
President’s Day Monday, February 19, 2024
Memorial Day Monday, May 27, 2024
Independence Day Thursday, July 4, 2024

Labor Day Monday, September 2, 2024
Veteran’s Day Monday, November 11, 2024
Thanksgiving Day Thursday, November 28, 2024
Day after Thanksgiving Friday, November 29, 2024
Christmas Eve Tuesday, December 24, 2024

Christmas Day Wednesday, December 25, 2024



CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

November 20, 2023
PUBLIC HEARINGS

TO: Historic Resources Board Commissioners

SUBMITTED Marmie R. Waffle, AICP, Principal Planner
BY:

HE 23-097 (Hofsas House, Inc): Consideration of a historic determination for the single-
family residence known as Donna Hofsas House and a historic determination for the
Hofsas House Hotel located on San Carlos Street 4 northwest of 4th Avenue.
CONTINUED TO DECEMBER 18, 2023

SUBJECT:

RECOMMENDATION:
Staff recommends the Historic Resources Board continue the item to the December 18, 2023 regular
meeting.

BACKGROUND/SUMMARY:

Prior to preparation of the staff report, but following the publication of the noticing documents, staff
determined that additional time was needed to review the additional information submitted by the applicant.
Staff is requesting a continuance of the hearing.

The item has been rescheduled for the December 18, 2023 regular meeting and public notices will be re-
distributed in advance of that meeting.

FISCAL IMPACT:
N/A

ATTACHMENTS:



CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

November 20, 2023
PUBLIC HEARINGS

TO: Historic Resources Board Commissioners

SUBMITTED Evan Kort, Associate Planner
BY:

DS 23-152 (Velo LLC): Consideration of a Determination of Consistency with the
Secretary of the Interior's Standards for additions and site modifications at the historic "S.

SUBJECT: J. Miller House" located at the northwest corner of Casanova Street and 12th Avenue in the
Single-Family Residential (R-1) District. APN: 010-273-012. CONTINUED TO ADATE
UNCERTAIN

RECOMMENDATION:
Staff recommends the Historic Resources Board continue the item to a date uncertain.

BACKGROUND/SUMMARY:

Prior to preparation of the staff report, but following the publication of the noticing documents, the applicant
requested a continuance of the hearing to ensure the city's story pole requirements could sufficiently be
satisfied within the deadlines established by the city's story pole policy.

The item has been tentatively rescheduled for the December agenda and public notices will be re-
distributed once formally agendized.

FISCAL IMPACT:
N/A

ATTACHMENTS:




CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

November 20, 2023
PUBLIC HEARINGS

TO: Historic Resources Board Commissioners

SUBMITTED Katherine Wallace, Associate Planner
BY:

DS 23-160 (Lutz) — Request for reconsideration of a Determination of Consistency with
the Secretary of the Interior’s Standards issued by the Historic Resources Board on
September 18, 2023, for Design Study application, DS 23-160 (Lutz), for additions,
alterations, and site modifications including a kitchen addition, bedroom addition, and new

SUBJECT: detached garage in the front setback at the historic "Elizabeth F. Armstrong House," and a
request to add the historic resource to the Carmel Register and creation of a design
nonconformity (reduced composite side yard setback) located on Santa Fe Street 4
northwest of 6th Avenue in the Single-Family Residential (R-1) District. APN: 010-092-
005-000.

RECOMMENDATION:

Adopt a Resolution (Attachment 1) adding the historic "Elizabeth F. Armstrong House" to the Carmel
Register, approving the creation of a design nonconformity in the composite side yard setback (per CMC
17.32.100), and upholding Resolution 2023-015 passed September 18, 2023.

BACKGROUND/SUMMARY:

EXECUTIVE SUMMARY

The applicant is requesting that the Historic Resources Board reconsider the Determination of Consistency
with the Secretary of the Interior’'s Standards for Design Study Application (DS 23-160, Lutz) for additions,
alterations, and site modifications including a south kitchen addition, north bedroom addition, and new
detached garage in the front setback at the historic "Elizabeth F. Armstrong House" designed by Hugh
Comstock in 1928. At the September 18, 2023 Historic Resources Board meeting, the Board passed
Resolution 2023-015 (Attachment 2, Resolution 2023-015) and found the project to be consistent with the
Secretary of the Interior’s Standards with the incorporation of four Conditions of Approval, below (revisions
made by the Board during the meeting in red):

1) The proposed north addition shall be moved as far to the rear (west) as possible.

2) Door and window openings of the 1928 section of the house shall be retained in place where
possible.

3) Stone veneer shall either be omitted from the proposed additions and garage or used in full.

4) The garage shall be reduced in size from 250 to 200 square feet-and-the-bay-windewfeature
remeved:



The applicant is requesting the Board reconsider the 250-square-foot garage, instead of the 200-square-

foot garage deemed Standards-compliant on September 18™. Additionally, staff is recommending that the
Board add the property to the Carmel Register for the purposes of accommodating a nonconforming
composite setback created by the north bedroom addition. Per CMC 17.32.100.D, Benefits Available to
Historic Resources on the Register, “design nonconformities shall be expanded or created only when this is
found necessary to achieve consistency with the Secretary’s Standards.” Pushing the north addition west
(as required by Resolution 2023-015) creates a nonconforming composite setback but is necessary to
achieve consistency with the Secretary’s Standards.

BACKGROUND AND PROJECT DESCRIPTION

The historic “Elizabeth F. Armstrong House” is located on Santa Fe Street 4 northwest of 6th Avenue. The
one-story, wood-framed, stucco cottage was built in 1928 by Hugh Comstock (Attachment 3, Site Photos).
The Tudor/Storybook-style residence was expanded to the rear in 1958 (to connect to a ¢.1930
guesthouse), and was expanded to the rear again in 1967. According to the DPR 523 survey form
authored by Kent Seavey in 2002 (Attachment 4, DPR 523 form), the property is historically significant
under California Register Criterion 3 “as a contributor to fully documented district that is eligible for
designation as a local historic district.” The Comstock Hill Historic District (eligible but not listed) contains
the largest concentration of early residential buildings by noted Carmel designer/builder Hugh Comstock.
The “Elizabeth F. Armstrong House” also known as “Our House” has the distinction of being the only known
Comstock cottage to be replicated by Comstock for a second client, Elspeth Rose, whose “Sunwise Turn”
cottage at N. Casanova and Palou is commonly referred to as the twin on Palou.

The character-defining features of the “Elizabeth F. Armstrong House” are concentrated on the original
1928 portion of the house and include:

Irregular plan and steeply pitched gabled roof

One-story massing

Textured, rustic stucco exterior walls

Carmel stone exterior chimney

Gabled bracket portico at the north entry with triangular, carved wood brackets
Single, paired, and banked multi-pane wood casement windows

Arched fixed window north of the chimney

Wood French doors at the south elevation

The property’s known construction chronology (permitted and/or observed) is as follows:

¢ The 648-square-foot house was built by Hugh Comstock in 1928 (BP# 1978). BP# 1978 also lists a
garage (no size was indicated), but the 1930 Sanborn map does not indicate a garage on the property,
so it is not known if it was ever built. The 1930 Sanborn map does show the main house and also
indicates the presence of a cottage at the rear of the lot.

e The DPR form notes that a small rear guest house was built in 1940 (BP# 611). This information
could not be verified as there is no building permit in the file. The only record of this improvement is in
the building permit records held by the Harrison Memorial Library’s History Room. This record
indicates that building permit # 611 was issued in May 1940, however there is no record of what the
permit was for. The 1930 Sanborn map indicates that the cottage was in place by 1930. The Carmel
Cymbal cites that Mr. and Mrs. Ross B. Hoffman, who owned the house in 1941, were moving into
their “new house”. The building permit may have been for an interior remodel since the guest house
was already in place.



¢ In 1958, a 117-square-foot addition was built to connect the 137-square-foot rear guest house with the
main house (BP# 2477).

¢ In 1967, a 444-square-foot bedroom, bathroom, and family room were built at the rear of the house.
Another 137 square feet were removed as part of this project.

A Phase Il Historic Evaluation (Attachment 5) of the project reviewed by the Board on September 18,
2023, was prepared by a City-contracted qualified professional, Margaret (Meg) Clovis, on September 10,
2023. The evaluation concludes that the project, as proposed, did not meet the Secretary of the Interior’s
Standards for Rehabilitation, but if modified through the incorporation of three recommendations would
meet the Standards and would not have a significant impact on the historic resource. Staff added one
additional recommendation specifying that the garage in the front setback be limited to 200 square feet
instead of the 250 square feet proposed by the applicant. On September 18, 2023, the Board passed
Resolution 2023-015 with the Conditions of Approval below (revisions made by the Board during the
meeting in red):

1) The proposed north addition shall be moved as far to the rear (west) as possible.

2) Door and window openings of the 1928 section of the house shall be retained in place where
possible.

3) Stone veneer shall either be omitted from the proposed additions and garage or used in full.

4) The garage shall be reduced in size from 250 to 200 square feetand-the-bay-windowfeature
removee:

The revised Design Study 23-160 (Lutz) before the Board for review proposes additions, alterations, and
site modifications, including a 76-square-foot south kitchen addition; a 125-square-foot north bedroom
addition (previously proposed as a 135-square-foot north bedroom addition) requiring infill of one historic
window; fenestration changes on the non-historic portions of the house; and a new, detached, 250-square-
foot garage in the front setback (approved at 200 square feet by the HRB on September 18, 2023).

The 4,000-square-foot property is permitted to have 1,800 square feet of floor area; the existing floor area
is 1,288 square feet (a 1,249-square-foot house and a 39-square-foot shed, to be demolished), and the
proposed floor area is 1,700 square feet (1,249 square-foot house plus 76-square-foot south kitchen
addition, 125-square-foot north bedroom addition, and 250-square-foot garage). The proposed project will
not result in the property reaching or exceeding the allowed floor area. CMC 17.10.030.D.2.d.i and
17.10.030.F state:

Required Parking. On each site, a minimum of 200 square feet of base floor area and 2,200 cubic
feet of exterior volume shall be reserved for each required parking space, whether provided by
means of a garage, carport, or parking pad. Inability to provide on-site parking shall not authorize
more floor area or exterior volume for other purposes in lieu of parking.

Required parking spaces shall be provided by a garage, carport, or parking pad measuring at
least 10 feet by 20 feet, having practical ingress and egress for a vehicle. Tandem parking is
allowed in this district. All required parking shall be provided on-site and shall be counted as floor
area and exterior volume.

The proposed placement of the detached garage is at the northeast corner of the property, within the front
yard setback. The eaves of the proposed garage will abut the east (front, street-side) property line. The
Planning Commission may authorize a garage in the front yard setback per CMC 17.10.030.A.1; following



review by the HRB, the project will be reviewed by the Planning Commission.

On September 20, 2023, the applicant submitted a request for reconsideration (Attachment 6), per the Historic
Resources Board “Rules of Procedure” (Attachment 7) Section IV.C, which states:

Any applicant may request that a Historic Resources Board decision be reconsidered by the Board.
Requests for reconsideration must be made in writing within five (5) working days of the Boards action
and state the specific error or omission committed by the Board in the decision, or provide additional,
relevant information not considered by the Board.

The applicant has also provided revised plan sheets to supplement the original plan set submittal
(Attachments 8 and 9). The following work is included in the revised project; the garage is the only project
component being reconsidered:

e 76-square-foot kitchen addition at the south elevation (approved 9/18/23)
o 124-square-foot bedroom addition at the north elevation (pushed west as required 9/18/23)
¢ Fenestration changes on rear portions of the house (approved 9/18/23)

o 250-square-foot detached garage in the front yard setback (increased from 200 square feet as
approved 9/18/23; note that the north bay window on the garage and the trash enclosure add
additional mass to the structure but are exempt from floor area and therefore not included in the 250
square feet of the garage)

STAFF ANALYSIS

Secretary of the Interior’s Standards: Per CMC 17.32.120 Alteration of Historic Resources, the
proposed Lutz project shall first obtain a determination of consistency with the Secretary’s Standards. The
Secretary of the Interior’s Standards for the Treatment of Historic Properties (Standards), as defined in
CMC 17.32.230.Y, provides the framework for evaluating the impacts of additions and alterations to historic
buildings. The Standards describe four treatment approaches: preservation, rehabilitation, restoration, and
reconstruction. The Standards require that the treatment approach be determined first, as a different set of
standards apply to each approach. For the proposed Lutz project, the treatment approach is rehabilitation.

All work proposed on the non-historic rear portions of the house (including the 76-square-foot kitchen
addition on the non-historic portion of the south elevation and various fenestration changes on non-historic
areas) comply with the Secretary of the Interior's Standards for Rehabilitation (Attachment 4).

The only project component remaining that requires a determination of consistency is the proposed 250-
square-foot detached garage in the front yard setback. Standard 2 and Standard 9 both speak to the
importance of preserving spatial relationships that characterize the historic property. Analysis of the
proposed 250-square-foot garage by Ms. Clovis and City staff is provided below.

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

Standard 9: New additions, exterior alterations, or related new construction will not destroy
historic materials, features, and spatial relationships that characterize the property. The new



work shall be differentiated from the old and will be compatible with the historic materials, features, size,
scale, and proportion, and massing to protect the integrity of the property and its environment.

Clovis: The proposed single-car garage will be located at the northeast corner of the lot, fronting Santa Fe
Street. Carmel’s Historic Context Statement states, “An adjunct to many houses figuring prominently in the
streetscapes of Carmel is a detached single car garage, usually front-gabled, sided with board and batten,
entered via an arched vehicular door, and set close to the street (p. 52).” The proposed garage conforms to
traditional Carmel garage designs as it has a front gable, board and batten siding and is set close to the
street. Its placement in the northeast corner does not significantly block the view of the cottage from the
street, therefore spatial relationships will not be impacted.

Staff Response: Staff recommends the proposed garage be reduced in size from 250 to 200 square feet
(10 feet wide by 20 feet deep). At 250 square feet, the proposed garage will visually obscure more of the
historic resource than if the size was reduced to 200 square feet. Staff recommendation is based on the
City’s municipal code, which identifies 200 square feet as the adequate size of a garage. A 200-square-
foot garage would better preserve the historic site plan (a residence set back from the street with a large
front garden area) and would be less detrimental to public visibility of the property than if the applicant were
to construct the proposed 250-square-foot garage with a projecting bay window feature and a projecting
trash enclosure (neither of which count towards the 250 square feet of garage floor area).

Options for the Board:

1. Adopt the draft Resolution and accept staff conditions of approval as proposed.

2. Adopt the draft Resolution with modified conditions of approval.

3. Deny the draft Resolution and direct staff to return to the Board at the next available meeting with a
Resolution of Denial. Please note the applicant may choose to appeal the Board decision to the City
Council.

FISCAL IMPACT:

N/A

ATTACHMENTS:

Attachment 1 - Resolution

Attachment 2 - Resolution 2023-015-HRB

Attachment 3 - Site Photographs

Attachment 4 - DPR Form_Elizabeth F. Armstrong House
Attachment 5 - Elizabeth F. Armstrong House_Phase Two Historic Evaluation 9.10.2023
Attachment 6 - Lutz Request for Reconsideration
Attachment 7 - HRB Rules of Procedure rev05.15.23
Attachment 8 - Project Plans reviewed by HRB on 9.18.23
Attachment 9 - Revised plan sheets for HRB review 10.16.23
Attachment 10 - Revised site plan for HRB review 11.20.23
Attachment 11 - B Lutz Comments



Attachment 1

CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-XXX-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA ADDING
THE HISTORIC “ELIZABETH F. ARMSTRONG HOUSE” TO THE CARMEL REGISTER, APPROVING THE
CREATION OF A DESIGN NONCONFORMITY IN THE COMPOSITE SIDE YARD SETBACK, AND
UPHOLDING THE DETERMINATION OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR'’S
STANDARDS ISSUED BY THE HISTORIC RESOURCES BOARD ON SEPTEMBER 18, 2023 UNDER
RESOLUTION 2023-015-HRB FOR DESIGN STUDY APPLICATION, DS 23-160 (LUTZ), FOR ADDITIONS,
ALTERATIONS, AND SITE MODIFICATIONS AT THE PROPERTY LOCATED ON SANTA FE STREET 4
NORTHWEST OF 6™ AVENUE IN THE SINGLE-FAMILY RESIDENTIAL (R-1) DISTRICT.

APN: 010-092-005-000

WHEREAS, on May 31, 2023, Thomas Bateman Hood, Architect (“Applicant”) submitted
an application on behalf of Breck J and Carole A Lutz TRS (“Owners”) requesting the issuance of a
Determination of Consistency with the Secretary of the Interior’s Standards for Design Study
application DS 23-160 (Lutz) described herein as (“Application”); and

WHEREAS, the Application has been submitted for the property located on Santa Fe
Street 4 northwest of 6th Avenue in the Single-Family Residential (R-1) District (Block 60, Lot 11);
and

WHEREAS, the Applicant is proposing a substantial alteration involving additions,
alterations, and site modifications; and

WHEREAS, in accordance with CMC Section 17.32.160.A.2, substantial alterations, as
defined in CMC Section 17.70.020, are considered major alterations; and

WHEREAS, in accordance with CMC Section 17.32.160.B, determinations of consistency
for major alterations shall be prepared by a qualified professional;

WHEREAS, Margaret Clovis, a qualified professional, prepared a Phase Two Historic
Assessment and found the project inconsistent with the Secretary’s Standards; and

WHEREAS, if certain modifications to the project were implemented, the project could be
found consistent with the Secretary’s Standards; and

WHEREAS, on September 8, 2023, a notice of the September 18, 2023, public hearing
was published in the Carmel Pine Cone in compliance with State law (California Government
Code 65091) and mailed to owners of real property within a 300-foot radius of the project
indicating the date and time of the public hearing; and



Resolution No. 2022-XXX-HRB Attachment 1
Page 2 of 4

WHEREAS, on or before September 8, 2023, the Applicant posted the public notice on
the project site and hand-delivered a copy of the public notice to each property within a 100-
foot radius of the project site indicating the date and time of the public hearing; and

WHEREAS, on or before September 15, 2023, the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on September 18, 2023, the Historic Resources Board held a duly noticed
public hearing to receive public testimony regarding the project, including without limitation the
information provided to the Historic Resources Board by City staff and adopted Resolution 2023-
015-HRB issuing a Determination of Consistency with the Secretary of the Interior’s Standards
with Conditions of Approval; and

WHEREAS, on September 20, 2023, the Applicant submitted a request for
reconsideration of the project per the Historic Resources Board “Rules of Procedure” Section
IV.C, specifically requesting the property be added to the Carmel Register for the purposes of
allowing a reduced site yard composite setback, and also requesting the Board reconsider
Resolution 2023-015-HRB Condition of Approval #4 to allow a 250-square-foot garage instead of
a 200-square-foot garage; and

WHEREAS, on October 6, 2023, a notice of the October 16, 2023, public hearing was
published in the Carmel Pine Cone in compliance with State law (California Government Code
65091) and mailed to owners of real property within a 300-foot radius of the project indicating
the date and time of the public hearing; and

WHEREAS, on or before October 6, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and

WHEREAS, on or before October 13, 2023, the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on October 16, 2023, the Historic Resources Board held a duly noticed public
hearing to receive public testimony regarding the project, including without limitation the
information provided to the Historic Resources Board by City staff; and

WHEREAS, on October 16, 2023, the applicant requested the project be continued to
such time that the full Board would be present, and the Board granted the request; and

WHEREAS, on November 10, 2023, a notice of the November 20, 2023, public hearing
was published in the Carmel Pine Cone in compliance with State law (California Government
Code 65091) and mailed to owners of real property within a 300-foot radius of the project
indicating the date and time of the public hearing; and



Resolution No. 2022-XXX-HRB Attachment 1
Page 3 of 4

WHEREAS, on or before November 10, 2023, the Applicant posted the public notice on
the project site and hand-delivered a copy of the public notice to each property within a 100-
foot radius of the project site indicating the date and time of the public hearing; and

WHEREAS, on or before November 17, 2023, the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on November 20, 2023, the Historic Resources Board held a duly noticed
public hearing to receive public testimony regarding the project, including without limitation the
information provided to the Historic Resources Board by City staff; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Board at the November 20, 2023 hearing, including, without limitation, the staff report
and attachments submitted by the Community Planning & Building Department; and

WHEREAS, the Historic Resources Board did hear and consider all said reports,
attachments, recommendations, and testimony herein above set forth and used their
independent judgment to evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require
the review of certain projects for environmental impacts and preparation of environmental
documents; and

WHEREAS, issuance of a Determination of Consistency with the Secretary of the Interior’s
Standards is “not a project” pursuant to section 15378 of the CEQA Guidelines as it does not
grant any permits of entitlements approving a project which would result in a direct or indirect
physical change in the environment; and

WHEREAS, a CEQA analysis and determination will be conducted as part of the Design
Study review by the Planning Commission; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of
Carmel-by-the-Sea does hereby add the historic “Elizabeth F. Armstrong House” to the Carmel
Register to allow a reduced composite side yard setback and uphold the Determination of
Consistency with the Secretary of the Interior’s Standards made by the Board on September 18,
2023 under Resolution 2023-015-HRB for Design Study application, DS 23-160 (Lutz), for
additions, alterations, and site modifications at the property located on Santa Fe Street 4
northwest of 6th Avenue in the Single-Family Residential (R-1) District. APN: 010-092-005-000),
subject to the following Conditions:
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1)  The proposed north addition shall be moved as far to the rear (west) as possible.
2)  Door and window openings of the 1928 section of the house shall be
retained in place where possible.
3)  Stone veneer shall either be omitted from the proposed additions and garage or
used in full.
4)  The garage shall be reduced in size from 250 to 200 square feet (10 feet
wide by 20 feet deep).

PASSED, APPROVED, AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF
CARMEL-BY-THE-SEA this 20" day of November 2023 by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

APPROVED: ATTEST:

Jordan Chroman Leah Young
Chair Historic Resources Board Secretary
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CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-015-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA
ISSUING A DETERMINATION OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR’S
STANDARDS, WITH CONDITIONS, FOR DESIGN STUDY APPLICATION, DS 23-160 (LUTZ), FOR
ADDITIONS, ALTERATIONS, AND SITE MODIFICATIONS INCLUDING A 76-SQUARE-FOOT
KITCHEN ADDITION, A 135-SQUARE-FOOT NORTH BEDROOM ADDITION, FENESTRATION
CHANGES, AND A NEW DETACHED 250-SQUARE-FOOT GARAGE IN THE FRONT SETBACK AT
THE HISTORIC “ELIZABETH F. ARMSTRONG HOUSE” LOCATED ON SANTA FE STREET 4
NORTHWEST OF 6™ AVENUE IN THE SINGLE-FAMILY RESIDENTIAL (R-1) DISTRICT. APN:
010-092-005-000.

WHEREAS, on May 31, 2023, Thomas Bateman Hood, Architect (“Applicant”) submitted
an application on behalf of Carol and Breck Lutz (“Owners”) requesting the issuance of a
Determination of Consistency with the Secretary of the Interior’s Standards for Design Study
application DS 23-160 (Lutz) described herein as (“Application”); and

WHEREAS, the Application has been submitted for the property located on Santa Fe Street
4 northwest of 6™ Avenue in the Single-Family Residential (R-1) District (Block 60, Lot 11); and

WHEREAS, the Applicant is proposing a substantial alteration involving additions,
alterations, and site modifications; and

WHEREAS, in accordance with CMC Section 17.32.160.A.2, substantial alterations as
defined in CMC Section 17.70.020 are considered major alterations; and

WHEREAS, in accordance with CMC Section 17.32.160.B, determinations of consistency
for major alterations shall be prepared by a qualified professional;

WHEREAS, Margaret Clovis, a qualified professional, prepared a Phase Two Historic
Assessment and found the project inconsistent with the Secretary’s Standards; and

WHEREAS, if certain modifications to the project were implemented, the project could be
found consistent with the Secretary’s Standards; and

WHEREAS, on September 8, 2023, notice of the September 18, 2023 public hearing was
published in the Carmel Pine Cone in compliance with State law (California Government Code
65091), and mailed to owners of real property within a 300-foot radius of the project indicating
the date and time of the public hearing; and

WHEREAS, on or before September 8, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and
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WHEREAS, on or before September 15, 2023 the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on September 18, 2023 the Historic Resources Board held a duly noticed public
hearing to receive public testimony regarding the project including without limitation the
information provided to the Historic Resources Board by City staff; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Board at the September 18, 2023 hearing, including, without limitation, the staff report
and attachments submitted by the Community Planning & Building Department; and

WHEREAS, the Historic Resources Board did hear and consider all said reports,
attachments, recommendations, and testimony herein above set forth and used their
independent judgment to evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require
the review of certain projects for environmental impacts and preparation of environmental
documents; and

WHEREAS, issuance of a Determination of Consistency with the Secretary of the Interior’s
Standards is “not a project” pursuant to section 15378 of the CEQA Guidelines as it does not grant
any permits of entitlements approving a project which would result in a direct or indirect physical
change in the environment; and

WHEREAS, a CEQA analysis and determination will be conducted as part of the Planning
Commission Final Details hearing; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of
Carmel-by-the-Sea does hereby issue a Determination of Consistency with the Secretary of the
Interior’s Standards for the Treatment of Historic Properties for a Design Study application, DS
23-160 (Lutz) for additions, alterations, and site modifications including a 76-square-foot south
kitchen addition, a 135-square-foot north bedroom addition, fenestration changes, and a new
detached 250-square-foot garage in the front setback at the historic “Elizabeth F. Armstrong
House” location on Santa Fe Street 4 northwest of 6" Avenue in the Single-Family Residential (R-
1) District (APN: 010-092-005-000), subject to the following conditions:

1) The proposed north addition shall be moved as far to the rear (west) as possible.

2) Door and window openings of the 1928 section of the house shall be retained in
place where possible.

3) Stone veneer shall either be omitted from the proposed additions and garage or used in
full.

4) The garage shall be reduced in size from 250 to 200 square feet;and-thebay-
window feature removed-:
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PASSED, APPROVED AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF
CARMEL-BY-THE-SEA this 18" day of September, 2023 by the following vote:

AYES: Kathy Pomeroy, Karyl Hall, Esther Goodhue
NOES: Jordan Chroman

ABSENT: Erik Dyar

ABSTAIN:
APPROVED: ATTEST:
Jordan Chroman Leah Young

Chair Historic Resources Board Secretary
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Figure 3: Fagade, view.looking west from front Walkway.
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proposed north bedroom addition, view looking west. *Note that the addition has since been pushed 3’ to the west/rear

to clear the tripartite window*

Figure 4: Storyp/es for the
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Figure 6: French doors on south elevation to remain in place. Kitchen window with shutters also to remain in place.
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Figure 8: Rear (west) elevation, partially below-grade.
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' State of California — The Resources Agency Primary #
i E)‘EPARTMENT OF PARKS AND RECREATION HRI # i )
'RIMARY RECORD e
NRHP Status Code 5D1
Other Listings
Review Code =~ Reviewer __ Date
Page of Resource Name or #: (Assigned by recorder) Elizabeth F. Armstrong Hse.
P1. Other Identifier:
P2. Location: - Not for Publication : | Unrestricted a. County Monterey
and (P2b and P2c or P2d. Attach a Location Map as necessary.)
b. USGS 7.5’ Quad Date T iR ; 1/4 of 1/4 of Sec ; B.M.
c. Address: City Carmel-by-the-Sea Zip 93921
d. UTM: (Give more than one for large and/linear resources) ; mE/ mN

e. Other Locational Data (Enter Parcel #, legal description, directions to resource, elevation, etc., as appropriate)

3 NW of 6th, w/side of Santa Fe (Blk 60, Lot 11)
Parcel No. 010-092-005

P3. Description (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)

A one-story wood-framed “storybook” cottage, irreqular in plan, resting on a concrete foundation. The exterior wall cladding is a
textured stucco, over felt. There is a large, exterior gable wall chimney of Carmel stone centered in the east side elevation. The
side-gabled roof is steeply pitched, with a discemable break at the eave line where it projects out over a sitting room bay at the SE
end of the building, and the original kitchen to the SW. A room addition west of the old kitchen on the SW comer of the house,
connected the main building block to a detached guest hse. in 1940. A gabled roof hood with simple tnangular wood brackets,
projecting from a gabled wall dormer, covers the front (north) entry at the NE comer. All roof surfaces are covered in wood shingle.
Fenestration is irregular and consists of single, paired and banked multi-pane wood casement windows. There is a small, narrow
arched three-light casement window just north of the Carmel sone chimney on the east side elevation. It has a braced wood shutter
of the same shape with a cut-out heart in the center. Wooden French doors open into a well maintained formal garden of timmed
hedges and planting beds traversed by gravel walkways. The Santa Fe frontage masks much of the cottage behind mature
shrubbery and trees.

b. Resource Attributes: (List attributes and codes)
. Resources Present > Building ) Structure [ Object [ Site [ District ) Element of District [ Other (Isolates, etc.)
P5a. Photograph or Drawing (Photograph required for buildings, structures, and objects) P5b. Descripion of Photo: (View, date, acoession#)
— = . N - ——— " View toward ). Photo No: 3052-, .
| i s O R TR > S % (
| ..&J—i’ I .

P6. Date Constructed/Age and Sources:
7 Prehistoric [ Historic [} Both

1928 Carmel bldg. records

P7. Owner and Address

James Crowley & Marybeth Crow
P.O. Box 2712
Rancho Santa Fe, CA 92067

P8. Recorded by: (Name, affiliation, and address)

Kent L. Seavey, Preservation Consultant, 310
Lighthouse Ave., Pacific Grove, CA 93950

P9. Date Recorded: 2/25/2002

P10. Survey Type: (Describe)
Carmel Historic Resource Inventory - 2001

me
‘achments ; NONE + Continuation Sheet ] District Record 1 Rock Art Record ) Other: (List)
Location Map - : Building, Structure, and Object Record [ Linear Feature Record [ Artifact Record
. . Sketch Map : ; Archaeological Record 1 Milling Station Record [ Photograph Record

DPR 523A (1/95) HistoryMaker 4 San Buenaventura Research Associates



| State of California — The Resources Agency Attachment 4
DEPARTMENT OF PARKS AND RECREATION

TUILDING, STRUCTURE, AND OBJECT RECORD HRI # Primary # |

je

of NRHP Status Code 5D1
Resource Name or #: (Assigned by recorder) Elizabeth F. Ammstrong Hse.

B1. Historic Name: ‘Our House’

B2. Common Name: ‘Our House’

B3. Original Use: residence B4. Present Use:  residence
BS5. Architectural Style: Tudor (Storybook substyle)

B6. Construction History: (Construction date, alterations, and date of alterations)

Constructed 1928 (Cbp #1978); small guest hse. to rear 1940 (Cbp # 611); 1958 combine main hse. w/guest hse. (Cbp #
2477); 1967 bedroom - bath-family room addition & foundation work (Cbp # 4695, Cbp # 4698)

B7. Moved? ;No i Yes | Unknown Date: Original Location:
B8. Related Features:

B9a. Architect: designer/Hugh Comstock b. Builder:  Hugh Comstock
B10. Significance: Theme: Architectural Development Area: Carmel-by-the-Sea
Period of Significance: 1903-1940  Property Type:  single family residence Applicable Criteriaz CR 3

(Discuss importance in terms of historical or architectural context as defined by theme, period and geographic scope. Also address integrity.)

The Elizabeth F. Armstrong Hse. is significant under Califomia Register criterion 3 as a contributor to a fully documented
district that is eligible for designation as a local historic district. The Comstock Hill Historic District contains the largest
concentration of early residential buildings by noted Carmel designer/builder Hugh White Comstock (1893-1950), in Carmel.
Outside of Michael J. Murphy, Comstock is the most important early builder in the village. With no architectural training and
only basic carpentry skills, Comstock designed, and constructed Carmel's first “fairy-tale” cottage in 1924, as a showroom for
his doll maker wife. The storybook cottage was a whimsical caricature of the popular Tudor style, with no straight building
lines, including the Carmel stone chimneys. Its wood frame was clad with a mixture plaster and pine needles, troweled over
burlap to create an uneven textured surface. Undulating ridgelines, and randomly carved pieces from the door and window
casings added to the rustic effect. The tiny building struck a chord within Carmel’s artistic community and Comstock rapidly
found himself in the construction trade. Comstock’s early work was highly imaginative and individual. The 11 Comstock
buildings, including Elizabeth Armstrong’s “Our House”, that make up the historic district represent the full range of his talent
during his formative years as a designer/builder, between 1924 & 1929.

Elizabeth Ammstrong’s “Our House” has the distinction of being the only known Comstock cottage to be replicated by
Comstock for a second client, Elspeth Rose, whose “Sunwise Tum” cottage at N. Casanova & Palou is commonly referred to
as the twin on Palou.

B11. Additional Resource Attributes: (List attributes and codes) HP2 - Single Family Property

B12. References:

B13. Remarks: Zoning R-1

CHCS (AD)
B14. Evaluator: Kent L. Seavey

Date of Evaluation: 2/25/2002

|

DPR 523B (1/95) HistoryMaker 4

Carmel bldg. records, Carmel Planning Dept., City Hall, Carmel (Sketch Map with north arrow required.)

Carmel Historic Context Statement 1997

Mathewson, Joanne, The Fairy Tale Houses of Carmel,Joanne
Mathewson:Carmel, 1974.

Paul, Linda L., Cottages by the Sea, Universe Press:New York,
2000.

(This gbéce reserved for official comments.)




State of California — The Resources Agﬁ:y - - Primary # Attachment 4
DEPARTMENT OF PARKS AND RECREATION HRI #
e of Resource Na_n; or?(Assig_ned tg/}ecér_d;r) o Elizét;th FfArrﬁ-s_t;ng ﬁée. S
~orded by: Kent L. Seavey Date 2/25/2002 1 Continuation 1 ; Update

B10. “Our House” had a guest hse. added at the SW comer of the property in 1940, designed by Hugh Comstock. In 1958 a small
addition to the rear of the original kitchen, on the south (rear) elevation connected the main building block to the guest house.
Subsequently, in 1967 a further reconfiguration of the rear of the house added a bedroom, bath and family room, cleaning up the lines
of the earlier “attachment” to the guest house. While there has been change to the rear of the building, the appearance of the front
(north) and east side elevations, those seen from the public street, remain much as they were when constructed in 1928. The east side
elevation is particularly interesting when compared with its twin, “Sunwise Tum”, on Palou. As part of the Comstock Hill Historic District,
“Our House”, is an integral part of that significant and distinguishable entity (the district), even though its own components may lack
individual distinction. The Armstrong Hse. clearly reflects the findings of, and is consistant with the 1997 Carmel Historic Context
Statement under the theme of architectural development.

B12. Sanbom insurance map of Carmel 1930, 1930-62.

DPR 523L (1/95) HistoryMaker 4
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September 10, 2023

Phase Two Report for the Elizabeth F. Armstrong House
(APN 010-092-005), Carmel-by-the-Sea, CA.

Executive Summary

The Elizabeth F. Armstrong House is located at Santa Fe Street 4 NW of Sixth Avenue. In 2002 the
Storybook style cottage was evaluated for historical significance using the California Register for Historic
Resources criteria and found eligible for listing under Criterion Three (Architecture) as a contributor to
the Comstock Hill Historic District!, which contains the largest concentration of early residential
buildings designed by noted Carmel designer/builder Hugh White Comstock. The Elizabeth F. Armstrong
House was listed on the Carmel Inventory of Historic Resources on May 25, 2005.

The house was built in 1928 as the retirement home of Elizabeth F. Armstrong, a former teacher at
Bethany College in Ohio and one-time New York Herald columnist. The historical evaluation (recorded
on DPR523 A & B survey forms) states that the property “is significant under California Register Criterion
3 (architecture) as a contributor to a fully documented district that is eligible for designation as a local
historic district.” The house is also the only known Comstock cottage to be replicated by Comstock for a
second client, Elspeth Rose, which is located at North Casanova and Palou. The construction history
including additions and alterations to the house is as follows:

e The 648 square foot house was built by Hugh Comstock in 1928 (BP# 1978). BP# 1978 also lists a
garage (no size was indicated), but the 1930 Sanborn map does not indicate a garage on the
property, so it is not known if it was ever built. The 1930 Sanborn map does show the main
house and also indicates the presence of a cottage at the rear of the lot.

e The DPR form notes that a small rear guest house was built in 1940 (BP# 611). This information
is incorrect as there is no building permit in the file. The only record of this improvement is in
the building permit records held by the Harrison Memorial Library’s History Room. This record
indicates that building permit # 611 was issued in May 1940, however there is no record of what
the permit was for. The 1930 Sanborn map indicates that the cottage was in place by 1930. The
Carmel Cymbal cites that Mr. and Mrs. Ross B. Hoffman who owned the house in 1941 were
moving into their “new house”. The building permit may have been for an interior remodel since
the guest house was already in place.

e In 1958 a 117 square foot addition was built to connect the 137 square foot rear guest house
with the main house (BP# 2477).

e In 1967 a 444 square foot bedroom, bathroom, and family room were built at the rear of the
house. Another 137 square feet were removed as part of this project.

The survey form notes that, “While there has been change to the rear of the building, the appearance of
the front elevation is particularly interesting when compared with its twin, Sunwise Turn on Palou. As
part of the Comstock Hill Historic District, Our House is an integral part of that significant and
distinguishable [District], even though its components may lack individual distinction.”

1 The Comstock Hill Historic District has never been formally listed in Carmel’s Inventory of Historic Resources.
2 Carmel Cymbal, 9/4/1941, p. 2.
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Character-Defining Features

A character-defining feature is an aspect of a building’s design, construction, or detail that is
representative of the building’s function, type, or architectural style. Generally, character-defining
features include specific building systems, architectural ornament, construction details, massing,
materials, craftsmanship, site characteristics and landscaping within the period of significance®. The
period of significance for the Elizabeth F. Armstrong House is 1928 (the date of construction).

In order for an important historic resource to preserve its significance, its character-defining features
must be retained to the greatest extent possible. An understanding of a building’s character-defining
features is a crucial step in developing a plan that incorporates an appropriate level of rehabilitation.
The Elizabeth F. Armstrong House is a good example of Hugh Comstock’s Storybook style. Its character-
defining features include:

e Irregular plan and steeply pitched gabled roof

o One-story massing

e Textured, rustic stucco exterior walls

e Carmel stone exterior chimney

e Gabled bracket portico at the north entry with triangular, carved wood brackets
e Single, paired, and banked multi-pane wood casement windows

e Arched fixed window north of the chimney

e Wood French doors at the south elevation

e Braced wood shutters with heart cut-outs

Note: Character-defining features are concentrated on the 1928 section of the house.

i7"

Figure 1:
Front elevation

3 The historical evaluation states that the period of significance for the Elizabeth F. Armstrong House is 1903 —
1940. However, per the National Park Service, the Period of Significance for a property eligible under Criterion 3
should be the date of construction and/or the dates of any significant alterations or additions.
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Proposed Project Description

The entire project includes bedroom, bathroom, and kitchen additions (see revised plans by Thomas
Bateman Hood Architecture dated 9/1/23). This report will focus on proposed construction that will
impact the original 1928 cottage. Work planned for the non-historic (rear) sections of the cottage
(including a 76 square foot kitchen addition on the south elevation, and fenestration changes) is not
applicable to this report because the work complies with the Secretary of the Interior’s Standards for
Rehabilitation. A new 250 square foot single car detached garage and stone paver driveway are
proposed for the northeast corner of the lot, fronting Santa Fe Street. The project plans outline the
following work for the 1928 section of the cottage:

A) A 135 square foot bedroom addition will be constructed on the historic north elevation of the
cottage.

B) The French doors on the historic south elevation will be relocated 18” to the west. This move will
necessitate demolishing and rebuilding the original Carmel stone steps to the door.

C) A paired casement window on the historic south elevation (illuminating the current kitchen
space/proposed dining room space) will be moved east to center.

D) A banked window on the historic north elevation will be moved 3 feet to the east to accommodate
the proposed north bedroom addition.

E) A bathroom window on the historic north elevation will be removed/infilled due to the construction
of the new bedroom.

Figure 2: View of window on front elevation.
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The Secretary of the Interior’s Standards for Rehabilitation
Compliance Evaluation

As a historical resource, the Elizabeth F. Armstrong House is subject to review under the California
Environmental Quality Act (CEQA). Generally, under CEQA, a project that follows the Standards for
Rehabilitation contained within The Secretary of the Interior’s Standards for the Treatment of Historic
Properties is considered to have mitigated impacts to a historical resource to a less-than-significant level
(CEQA Guidelines 15064.5).

The compliance of the proposed work on the Elizabeth F. Armstrong House is reviewed below with
respect to the Rehabilitation Standards. The Standards are indicated in italics, followed by a discussion
regarding the project’s consistency or inconsistency with each Standard.

Rehabilitation is defined as “the act or process of making possible a compatible use for a property
through repair, alterations, and additions while preserving those portions or features which convey its
historical, cultural, or architectural values.” (36 CFR 67.2(b)).

Standard One

A property will be used as it was historically or be given a new use that requires minimal change to its
distinctive materials, features, spaces, and spatial relationships.

The Elizabeth F. Armstrong House has been a single-family residence since it was constructed in 1928.
The proposed project does not change the historic use of the house. The proposed work is consistent
with Standard One.

Figure 3: View of north elevation, location of bedroom addition and bank of windows
that will be moved west.
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Standard Two

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

The survey form for the Elizabeth F. Armstrong House notes that Comstock achieved the rustic exterior
texture for the walls by troweling plaster with pine needles over burlap. A significant portion of this
distinctive and character-defining wall treatment will be removed when the proposed bedroom is
attached to the north elevation, as well as a small portion removed to accommodate French doors for
the proposed office. Preservation Brief 14* states, “Attaching a new exterior addition usually involves
some degree of material loss to an external wall of a historic building, but it should be minimized.
Damaging or destroying significant materials and craftsmanship should be avoided, as much as
possible.”

The proposed bedroom addition on the north elevation will necessitate moving the bank of windows
adjacent to/west of the north entry three feet east, closer to the door. Plan Sheet A3.2 indicates that
(character-defining) shutters will be removed. The historic French doors will be shifted eighteen inches
to the west and the Carmel stone steps will be demolished and rebuilt.> The windows, shutters, and
French doors on the 1928 portion of the cottage are character-defining features. Preservation Brief 14
advises that alterations and additions should not impact character-defining features, like the windows,
shutters, and exterior wall treatment. In order to preserve the historic wall treatment, the bank of
windows and shutters on the north elevation, the window, and the French doors on the south elevation,
it is recommended that the north bedroom addition be shifted west towards the later additions, and for
all historic door and window openings be retained in place.

Figure 4: View of window
on south elevation that will
be shifted west.

4 Preservation Brief 14. New Exterior Additions to Historic Buildings: Preservation Concerns. National Park Service.
2010.

5 The applicant has indicated the relocation of the doors is desired for purposes of interior arrangement of
furnishings and usability of the living room.
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The proposed single-car garage will be located at the northeast corner of the lot, fronting Santa Fe
Street. Carmel’s Historic Context Statement states, “An adjunct to many houses figuring prominently in
the streetscapes of Carmel is a detached single car garage, usually front gabled, sided with board and
batten, entered via an arched vehicular door, and set close to the street (p. 52).” The proposed garage
conforms to traditional Carmel garage designs as it has a front gable, board and batten siding, and is set
close to the street. Its placement in the northeast corner does not significantly block the view of the
cottage from the street, therefore spatial relationships will not be impacted.

¥ Standard Three

Each property will be recognized as a physical
record of its time, place, and use. Changes that
create a false sense of historical development,
"8 such as adding conjectural features or elements
Tl from other historical properties, will not be

S undertaken.

No conjectural features or architectural elements
that would create a false sense of history are

! planned for the project. This Standard is not

W applicable.

Figure 5: View of French doors that will be
moved west and stone steps that will be
demolished and rebuilt.

Standard Four

Changes to a property that have acquired historic significance in their own right will be retained and
preserved.

Changes were made to the property in 1940, 1958, and 1967, however none of the changes have
acquired historical significance in their own right. This Standard is not applicable.

Standard Five

Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that
characterize a property will be preserved.

The textured stucco on the north elevation will be removed when the bedroom addition is attached to
the historic house. This is a distinctive finish that should be preserved (see Standard Two). It is
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recommended to shift the bedroom addition west towards the later additions so the work will be
consistent with Standard Five. The stone steps to the French door on the south elevation will be
demolished and rebuilt. The steps are an example of craftsmanship that characterize the property and it
is recommended that they be preserved in place.

Standard Six

Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture,
and where possible, materials. Replacement of missing features will be substantiated by documentary
and physical evidence.

The project does not focus on repairing the historic house. This Standard is not applicable.
Standard Seven

Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.

Surface cleaning is not proposed for this project. This Standard is not applicable.
Standard Eight

Archeological resources will be protected and preserved in place.

No archeological resources have been located on the site. This Standard is not applicable.
Standard Nine

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

To meet Standard Nine, a new addition must preserve the historic building’s form/envelope, significant
materials, and features; must be compatible with the historic building’s massing, size, scale, and
architectural features; and must be differentiated from the historic building to preserve its character.
Preservation Brief 14 and Technical Preservation Services Bulletin 37° recommend that:

1) a new addition should be simple and unobtrusive in design, and

2) the construction materials and color of the new addition should be harmonious with the historic
building materials, and

3) the addition should be visually subordinate to the historic building.

Board and batten siding and stone veneer are the exterior wall materials suggested for the north
bedroom addition, south kitchen addition, and new detached garage at the northeast corner of the
property. To make the additions visually subordinate to the historic house, especially since they will be

5 Interpreting the Secretary of the Interior’s Standards for Rehabilitation. Rear Additions to Historic Houses.
Technical Preservation Services. National Park Service. 2006.
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visible from the street, it is
suggested to omit the stone
veneer from the additions and
garage and just use board and
batten siding. Board and batten
siding is compatible with the
original stucco siding, it will be
visually unobtrusive, and it will
differentiate the old from the
new. Limiting the number of
materials used in the proposed
design is most appropriate for a
1928 cottage.

Figure 6: View of house from Santa Fe Street and corner location for the new garage.

Standard Ten

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

The new garage is not connected to the historic house, so if it is removed in the future the essential
form and integrity of the house will not be impaired. The proposed work is consistent with Standard
Ten. The north addition and moving the original door and window openings will not be reversible
without impacting the integrity of the cottage. These proposed changes are not consistent with
Standard Ten.

Conclusion

The proposed project meets Standard One of the Secretary of the Interior’s Standards and Guidelines for
Rehabilitation. Standards Three, Four, Six, Seven, and Eight are not applicable. If the proposed
recommendations under Standards Two, Five, Nine, and Ten are implemented the impact on the
Elizabeth Armstrong House will be minimized and the proposed project will be consistent with the
Secretary of the Interior’s Standards for Rehabilitation.

Respectfully Submitted,

Margaret Clovis

8|Page
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September 19, 2023

Marnie Waffle, Principal Planner
Carmel Planning Department

City Hall

Carmel-by-the-Sea, California 93921

Via email

RE: Request for Consideration of HRB Determination of Compliance
DS 23-160 Lutz Residence (Elisabeth Armstrong House)
Santa Fe Street 4 NW Sixth Avenue
APN 010-092-005-000

Dear Ms. Waffle:

On behalf of my clients, Breck and Carole Lutz, owners of the Comstock house known as the “Elisabeth
Armstrong House, | formally request the Historic Resource Board take up Reconsideration of the
Determination of Compliance made by the board at their September 18" meeting.

While the Lutz’s agree with most elements and conditions of the Determination, and thank staff and the
Historic Resource Board for working with the Lutz’s to find mutual terms, there are two areas of the
Determination the Lutz’s ask the Board to reconsider:

1. Addition of a waiver from the cumulative setback requirement to.allow the bedroom addition to
be moved to the west. The original proposed location of the northside bedroom addition was
carefully crafted to meet cumulative setback requirements on both sides of the existing building.
The historical consultant as well as planning staff have recommended relocating the bedroom
addition to the west, to allow the existing north living room window to remain in place. And
several Board members, in discussion of the project in the hearing, indicated a preference for
moving the addition to the west.

The Lutz’s agree to redesign the project to relocate the bedroom addition to the west, if the
Historic Resource Board will agree to and stipulate that the Composite Setback requirement be
waived to allow the relocation.

2. Removal of the requirement to reduce the garage size from 250 square feet to 200 square feet.
In the time crunch during the hearing to find changes to the design satisfactory to the Board for
Determination of Compliance, the Lutz’s went along with the staff-recommended reduction.
Following the meeting, the Lutz’s reviewed a similar garage, and found that the smaller size will
not allow for entry and exit from a normal-size vehicle. The reason the Lutz’s want the garage is
to park their vehicle off the street. To do that requires an adequate garage, and the 200 square
foot gross floor area is not adequate.

THOMAS BATEMAN HOOD ARCHITECTURE
27880 Dorris Drive, Suite 200 Carmel, California 93923
415-509-7836 tom@t-hood.com thomasbatemanhood.com
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In the Phase Il Report on the proposed project, Meg Whitman had no concerns about the size of
the garage, speaking only to the simplification of exterior materials to be used. The garage size
was introduced by staff, very late in the application review process, and the Lutz’s, unaware of
such a recommendation, were not able to digest the recommendation before or during the
meeting. Itis our understanding from speaking with staff that the recommendation was based
on their desire to increase the public view of the historic resource.

Reduction in the garage size might provide a very small increase in the public view of the house.
In fact, in designing the garage we accomplished that increase by recessing the door to the
garage and “lopping off” the southwest corner of the garage that would potentially limit the
view. The best view of the historic resource is from the southeast. It is an excellent view cone,
and reducing the garage size will not significantly alter that view. In fact, too small a garage will
force the Lutz’s to park on the street, blocking view of the historic resource and defeating the
purpose of viewing the property at all.

The Lutz’s ask that the terms and conditions of the HRB Determination of Compliance be
modified to allow for the originally designed 250 square-foot garage.

The Lutz’s therefore request a Reconsideration by the Historic Resource Board of the above two
elements of their previous determination, specifically (a) to waive the cumulative setback requirement
for relocation of the bedroom addition to the west, and (b) to allow the garage to be 250 square feet
using the originally submitted design.

Included with this Request for Reconsideration are the following documents:

1. Floor Plan of house showing bedroom relocation to the west, and the existing south door and
window and the north window remaining as existing to comply with HRB conditions.

2. Elevations of house showing simplification of materials for north and south additions, using only
painted board & batten siding. The same board and batten siding would be used on the garage.
All stone is removed from the design.

3. Cumulative Setback Key Plan showing area of noncompliance with cumulative setback
requirement — the reason for the request for the waiver.

Please schedule this reconsideration at the Historic Resource Board'’s earliest available meeting. | look
forward to providing any additional information required and to working with you and the HRB to
address these issues.

Sincerely,

At 13l

Thomas Bateman Hood, AIA
C. Breck and Carole Lutz w/ attachments

THOMAS BATEMAN HOOD ARCHITECTURE
27880 Dorris Drive, Suite 200 Carmel, California 93923
415-509-7836 tom@t-hood.com thomasbatemanhood.com
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CITY OF CARMEL-BY-THE-SEA

HISTORIC RESOURCES BOARD RULES OF PROCEDURE

I ORGANIZATION AND OFFICERS

A.

Organization

The Historic Resources Board shall consist of five members, residents of Carmel-by-the-Sea,
and appointed by the City Council. In the event that no elector with the required expertise
can be found, the appointee may be a resident outside the City limits. In any event, a
majority of the Board shall at all times be composed of electors of the City. All members shall
serve at the pleasure of the City Council. Any member may be removed from the Board upon
a majority vote of the City Council.

Duties and Powers of the Historic Resources Board

The purpose of the Board is to carry out the policies of the architectural/cultural/historic

(ACH) element of the General Plan and to serve in an advisory capacity to the Planning

Commission and City Council. Duties of the Board shall be as follows:

1. To administer the historic preservation program pursuant to this chapter.

2. To review, and approve, deny or approve with conditions, determinations of
consistency with the Secretary of Interior’s Standards for all major alterations involving
historic resources.

3. To administer the Carmel Inventory and the Carmel Register.

4, To approve or deny requests submitted by owners of identified historic resources to
place the resources on the Carmel Register.

5. To approve or deny requests to remove resources from the Carmel Inventory and/or
the Carmel Register.

6. To advise the Planning Commission and the City Council on amendments to the
Historic Context Statement, Historic Preservation Ordinance and the provisions of the

General Plan related to historic resources.

7. To advise the Planning Commission and the City Council on the establishment of
historic districts.

8. To advise the City Council on becoming a certified local government for purposes of
historic preservation.

Revised 05/15/2023
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9. To advise the Planning Commission on the adequacy of environmental documents
involving potential impacts to identified historic resources.

10.  To advise the City Council on proposed Mills Act contracts and proposed tax credit
applications.

11. To hear appeals of actions by staff to approve or deny determinations of consistency
for minor alterations and/or track one projects affecting historic resources.

12.  To hear appeals of any administrative determination that a property is not eligible for
the Carmel Inventory and to reverse where necessary such determinations, thereby
placing such properties on the inventory.

13.  To develop historic resource interpretive programs that will foster greater
understanding of, and appreciation for, historic resources including Carmel’s origins
and history.

14.  To review and advise the City Council periodically on updating the Historic Context
Statement.

C. Officers
1. Selection

a. A Chairman and Vice-Chairman shall be elected annually from among the Board's
membership at the beginning of the annual meeting to serve at the pleasure of
the Board. The annual meeting shall be scheduled for the December meeting.

b.  The elections process commences with individual Board Members nominating
candidates until a motion is made, seconded and approved to close nominations.
At the conclusion of any discussion, the roll is called alphabetically and each
Board Member votes for one of the nominated candidates until one is elected by
simple majority. The newly elected or reelected Chairman takes the Chair's seat
and repeats this process for the Vice Chairman.

C. The Vice-Chairman shall succeed the Chairman if he/she vacated his/her office
before his/her term is completed, the Vice-Chairman to serve the unexpired term
of the vacated office. A new Vice Chairman shall be elected at the next regular
meeting.

d. Inthe absence of the Chairman and Vice-Chairman, any other member shall call
the Board to order, whereupon a Chairman shall be elected from the members
present to preside.
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e.  Theterms of office of the Chairman and Vice-Chairman shall not exceed two (2)
consecutive terms.

2.  Responsibilities

The responsibilities and powers of the officers of the Historic Resources Board shall be
as follows:

a. Chairman
i. Preside at all meetings of the Board.
ii.  Call special meetings of the Board.
iii.  Sign all documents of the Board.
iv.  See that all actions of the Board are properly taken.
b.  Vice-Chairman
During the absence, disability, or disqualification of the Chairman the Vice-
Chairman shall exercise or perform all the duties and be subject to all
responsibilities of the Chairman.
c.  AdHoc Boards And Sub-Boards
The Chairman may appoint Ad Hoc Boards and Sub-Boards to study matters
coming before the Board, provided such appointments and the purpose of such
Board are made a matter of record in the minutes of the Board.
Sub-Board appointments and a designated staff member are to be made by
the Chairman and Planning Director respectively and announced at a regular
Historic Resources Board meeting so that the appointments will be

documented in the minutes.

ii.  Sub-Boards established for a single, limited purpose and duration shall be
considered Ad Hoc and therefore not subject to the Brown Act.

iii.  Sub-Boards are to work with assigned staff and prepare Sub-Board work
products or review the research and draft text prepared by staff.
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iv.  The first task of each Sub-Board is to prepare a Scope of Work report for
Board approval which describes the issue to be addressed, the tasks and
process to be used and the anticipated work products.

v.  All Sub-Board meetings are to be conducted at City Hall unless a larger
venue is required (for public workshops, etc.) or when field trips are
required.

vi.  Sub-Boards shall make monthly oral progress reports to the full Board at
regular meetings.

II.  CONDUCT OF MEETINGS
A.  Rules of Order

Except as otherwise stated in these Rules of Procedure or Municipal Code, Roberts Rules of
Order, Newly Revised shall be used as a guide to the conduct of the meetings of the Historic
Resources Board, provided, however, that the failure of the Board to conform to said rules of
order shall not, in any instance, be deemed to invalidate the action taken.

Individual Meetings

Individual meetings between Board Members and applicants of pending requests outside the
public meeting of the Historic Resources Board is discouraged.

Public Meetings

All meetings of the Historic Resources Board and Boards of the Historic Resources Board shall
be held in full compliance with the provisions of the

Brown Act (California Government Code, Section 54954.2), the Municipal Code, and these
Rules of Procedure.

Regular Meetings

1.  Regular meetings shall be held on the third Monday of each month in the Council
Chambers of City Hall unless otherwise determined by the Board. Public Hearings shall
commence at 4:00 P.M. or as soon as thereafter as possible unless otherwise
determined by the Board and conclude no later than 8:00 P.M. The Tour of Inspection
shall be scheduled prior to the Public Hearings at a time determined to be necessary
based on the length of the Tour.
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2. Whenever a regular meeting falls on a public holiday, no regular meeting shall be held
on that day. Such regular meeting may be rescheduled to another business day or
canceled by motion adopted by the Historic Resources Board.

E. Adjourned Meetings

In the event it is the wish of the Historic Resources Board to adjourn its meeting to a certain
hour on another day, a specific date, time and place must be set by the Board prior to the
regular motion to adjourn.

F.  Special Meetings

Special meetings for the purposes of conducting study sessions or workshops may be held at
any time upon the call of the Chairman or by a majority of the voting members of the Board

or upon request of the City Council following at least twenty-four hours notice to each Board
member and to the press. The time and place of the special meeting shall be determined by

the convening authority.

G. Annual Meeting

An annual meeting shall be held at the beginning of the first regular meeting of December
each year for the purposes of electing a Chairman and Vice-Chairman and for transacting
such other business pertaining to the organization and procedures of the Board as may be
appropriate.

H.  Tours of Inspection

The Tour of Inspection shall include all project sites listed on the agenda. The Tour shall
commence at the location of the first item listed on the Tour of Inspection. The Historic
Resources Board may determine at the beginning of the tour that one or more site visits
listed on the agenda are not necessary. All Historic Resources Board members shall
participate in the Tour of Inspection in order to be fully informed of the application site
conditions.

The intent of the tour is to provide a visual sense of the topic matter. Upon arrival at the site,
staff will present a brief report highlighting particular relevant information and respond to
guestions. Members of the public may attend the tour. A thorough review and discussion of
the topic matter, including public comment, will take place at City Hall.

Agenda

1.  Anagenda for each meeting of the Board shall be prepared by the Director of
Community Planning and Building. The Chair, Vice-Chair and Planning Director shall
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review the order of the agenda to ensure that those items of highest interest to the
general public are placed at the front of the agenda. The number of applications to be
considered on the agenda will be determined based on the nature and complexities of
the projects, other priorities in the Historic Resources Board's work program and what
can reasonably be considered in a two-and-one-one-half-hour meeting.

2. The agenda for all regularly scheduled meetings shall be posted seventy-two (72) hours
in advance.

3.  All agendas shall be posted at City Hall, in the Library, and at the Post Office and extra
copies placed in the Historic Resources Board bin at the Post Office.

4.  The agenda for a special meeting shall be posted twenty-four (24) hours in advance and
at the same locations as for regularly scheduled meetings.

5.  Each agenda shall contain a brief description of the item to be discussed.

6. Anyitem may be placed on a future agenda when requested by two Historic Resources
Board Members.

J. Order of Meeting

1.  The order of items shall be based on the complexity and importance of the items.
Generally, the order of business shall be as follows:

a.  The Chairman shall take the chair at the hour appointed for the meeting and call
the meeting to order.

b.  Members present and absent shall be recorded.
c.  The Board shall conduct a Tour of Inspection.
d.  The Chairman shall lead those present in the pledge of allegiance to the flag.

e.  Public appearances. Comments from the audience will be received on any item
not before the Historic Resources Board.

f. Extraordinary Business. Any special presentations, awards, resolutions of
Appreciation or other matters of community interest shall be conducted.

g.  The Board shall consider the Regular Consent Agenda.
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The Board shall then hear and act upon those proposals scheduled for
consideration on a Public Hearing Consent Agenda.

The Board shall consider any items pulled from the Regular and Public Hearing
Consent Agendas.

Between 6:00 and 6:30 p.m. the Board may recess for fifteen minutes. No recess
shall occur except between scheduled agenda items.

All other applications not requiring public hearing shall then be heard. No action
can be taken on items unless they appear on the agenda. (California Government
Code, Section 54954.2).

Any matters of administration of the Board, monthly sub-board reports,
determinations and appeals of administrative determinations shall be brought
forward.

Adjournment. The Historic Resources Board will adjourn no later than 8:00 p.m.
unless by a majority vote the Board elects to continue. All items not receiving
action shall be continued to the next regular meeting or to a special meeting.

The following shall be the order of procedure for public hearings concerning planning
and zoning matters:

a.

The Chairman shall announce the subject of the public hearing as advertised.

If a request is made for continuance, a motion may be made and voted upon to
continue the public hearing to a definite time and date.

The staff shall be asked to present the substance of the application, staff or Board
report and recommendation, and to answer questions of the Board. Any letters
received before the hearing are entered into the record.

The Chairman shall open the public hearing.

Order of testimony. The order of testimony shall be as follows.

The Chair can establish shorter speaking times prior to each public hearing if the
length of the Agenda or the number of speakers to be heard so warrants.

i. Applicantls statement (10 minutes).

ii. Public input on the issue being heard (3 minutes per speaker).
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Applicant (3 minutes).
iv.  Public hearing is closed.

f. The Board shall then deliberate and either determine the matter or continue to
another date and time certain. The Board may ask questions of the applicant
without re-opening the hearing to all speakers. The public hearing must be
reopened if a new issue is raised. If the public hearing is reopened, all interested
parties shall be heard.

g. Ifamotion is made and seconded that would alter a project or add new
conditions not contained in the written staff report, the Chairman shall allow the
applicant to state for the record whether such change is accepted or opposed by
the applicant prior to a vote being taken. The Board may then approve or reject
the motion.

3.  Rules of Testimony

a.  Persons are not required to give their name or address, but it is helpful for
speakers to state their name in order that the Secretary may identify them in the
minutes of the meeting.

b. If there are numerous people in the audience who wish to participate on the
issue, and it is known that all represent the same opinion, a spokesperson should
be encouraged to speak for the entire group. The

spokesperson will then have the opportunity of speaking for a reasonable length
of time and of presenting a complete case.

c.  The Chairman may limit the time of testimony to not more than three minutes on
a particular issue by each individual.

d.  No person or Board Member shall address the Board without first securing the
permission of the Chair to do so.

e.  All comments shall be addressed to the Board as a whole. All questions shall be
placed through the Chair.

f. The Chairman may re-open the hearing for public testimony at
any time for the purpose of obtaining new information. It is not necessary to
reopen a public hearing to ask questions of the project applicant.



Historic Resources Board
Rules of Procedure

Page 9 of 11

Attachment 7

4. ltems may be continued by the Historic Resources Board for the following reason:

a.

K. Voting

The application was incomplete.

The applicant could not appear at the meeting and has requested that the item
be continued.

The application is revised by the applicant during the meeting.
The Historic Resources Board requires additional information during the meeting.

New information or issues come to light during the meeting that need further
study.

The Historic Resources Board requests that the application be revised.

1. Voting Requirements

A quorum shall consist of three (3) members of the Board.

The affirmative vote of a majority of the Board present is necessary to take any
action.

When a member disqualifies him/herself from voting because of a potential
conflict of interest, the Board Member shall be considered absent from the
meeting.

Should the number of Board Members abstaining for a conflict of interest
together with absences for other reasons disrupt the quorum, the issue shall be
continued to the next regular meeting. When the number of Board Members
abstaining solely for a conflict of interest disrupts the quorum and there exists no
alternative source for decision, participation by a member with conflict shall be
allowed pursuant to California Government Section 87100 et seq.

2. Disqualification From Voting

A Board Member shall disqualify him/herself from debate, discussion and voting
on any matter before the Board when there is an appearance of a conflict of
interest. When a person disqualifies him/herself prior to the consideration of such
matter by the Board, the Board Member shall state that he/she is disqualifying
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him/herself due to a conflict of interest, shall state the conflict, and then leave
the voting area.

b. If aBoard Member is in doubt as to whether or not a conflict of interest exists,
the matter of conflict shall be referred to the City Attorney for his opinion.

c.  The Secretary of the Historic Resources Board shall record in the minutes the time
when a Historic Resources Board Member steps down and when he/she returns
to the podium.

Abstentions

A Board Member may be permitted to abstain from voting because of unpreparedness
on an issue before the Board. All votes of a member who disqualifies him/herself shall
be recorded as an abstention. If a Board Member participates in the proceedings on a
matter and then abstains from voting, the vote shall be recorded as an affirmative vote
on the motion.

Voting Order

The order of voting shall be alphabetical, with the exception of the Chairman, who shall
vote last.

Recording of Votes

The minutes of the Board's proceedings shall show the vote of each member including
whether they were absent or failed to vote on a matter considered.

M. APPLICATION PROCESSING

A.

All applications shall be submitted to the office of Community Planning and Building in
compliance with the submittal requirements for each specific application. All evidence shall
be submitted before the application is determined complete.

Only one (1) application at a time shall be officially received and processed for a specific
location.

All applications will be reviewed by staff and will not be further processed until the
application has been determined by the staff to be complete. The staff will be responsible
for informing the applicant of the deficiencies in the application within thirty (30) working
days of receipt of the application.
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D.  All staff reports and supporting information shall be reviewed and signed off by the
originator of the report and the Director of Community Planning and Building.

E.  When an application is determined to be complete, the application will be scheduled for
Board review in the order that the application is received as complete.

F.  Anyinformation received after the Historic Resources Board agenda packet has been
distributed may be the basis for continuation of the application.

G. Any application continued for a second time at the applicants request shall not be
continued again but will be re-noticed and advertised for a future Historic Resources Board
hearing.

IV.  APPEALS AND RECONSIDERATION

A.  Any appeal to the City Council from a decision of the Historic Resources Board must be made
by filing a notice of appeal within ten (10) working days with the City Clerk.

B.  Any Board member who voted on the prevailing side of a decision may request within five (5)
working days of the decision that the matter be reconsidered. The question of whether the
action should be considered will be placed on the next Historic Resources Board meeting.

C.  Any applicant may request that a Historic Resources Board decision be reconsidered by the
Board. Requests for reconsideration must be made in writing within five (5) working days of
the Boards action and state the specific error or omission committed by the Board in the
decision, or provide additional, relevant information not considered by the Board.

V.  REVIEW AND AMENDMENTS PROCEDURE

A.  These Rules of Procedure shall be reviewed annually.

B.  These Rules of Procedure may be amended or suspended at any meeting of the Historic
Resources Board by a majority of the members.

T:\PLANNING DIVISION\HRB meetings\HRB Agendas-Minutes-Notices-Misc\Procedures\HRB Rules of
Procedure rev05.15.23.docx
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Attachment 11

Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

RE: DS 23-160 (Lutz) - Santa Fe Street 4 northwest of 6th Avenue

Lutz, Breck J. <breck.lutz@nmrk.com> Wed, Nov 1, 2023 at 11:28 AM
To: "bswanson@ci.carmel.ca.us" <bswanson@ci.carmel.ca.us>

Cc: "Marnie R. Waffle, Waffle" <mwaffle@ci.carmel.ca.us>, Katherine Wallace <kwallace@ci.carmel.ca.us>, "Lutz, Breck J."
<Breck.Lutz@nmrk.com>, "carolelutz@gmail.com" <carolelutz@gmail.com>, Thomas Hood <thomasb.hood@gmail.com>

Dear Mr. Swanson,

My name is Breck Lutz. We are currently in front of the City of Carmel HRB with plans for our remodel of our Comstock home

at 4 Santa Fe NW of 6th(referred to historically as “Our House”). We have accepted all suggested modifications by the City and
the HRB from our original plans submitted except one item. We have petitioned for a 250’ garage and the City planning Staff is
recommending only a 200’ garage as shown in 10-16-23 HRB Meeting Agenda Packet prepared by City Planning Staff. The
City Staff's recommendation contradicts the findings of the City’s own HRB consultant Meg Clovis who was in favor of the 250’
garage proposed by applicant. Excerpt from the 10-16-23 Agenda is as follows:

Clovis: The proposed single-car garage will be located at the northeast corner of the lot, fronting Santa
Fe Street. Carmel's Historic Context Statement states, “An adjunct to many houses figuring
prominently in the streetscapes of Carmel is a detached single car garage, usually front gabled, sided
with board and batten, entered via an arched vehicular door, and set close to the street (p. 52).” The
proposed garage conforms to traditional Carmel garage designs as it has a front gable, board and
batten siding, and is set close to the street. Its placement in the northeast corner does not significantly
block the view of the cottage from the street, therefore spatial relationships will not be impacted.

City of Carmel Planning Staff Response: Staff recommends the proposed garage be reduced in size
from 250 to 200 square feet. At 250 square feet, the proposed garage will visually obscure more of the
historic resource than if the size was reduced to 200 square feet. Staff recommendation is based on
the City’s municipal code, which identifies 200 square feet as the adequate size of a garage. A 200-
square-foot garage would better preserve the historic site plan (a set back residence with a large front
garden area) and would be less detrimental to public visibility of the property than if the applicant were
to construct the proposed 250-square-foot garage with a projecting bay window feature and a
projecting trash enclosure (neither of which count towards the 250 square feet of garage floor area).

Applicant proposed dimension for 250’ vs. 200’ is shown in the attached drawing. As you can see the
difference in dimension between City mandated 200SF and applicant desired 250SF is only 1’9" on the
front of the garage facing Santa Fe street. This is the only fagade that would affect sight line of historic
structure from the street. As you can see from the “viewcone” comparison of the 200’ vs. 250’ garage
there is little effect to visibility of the property for the public from street and NO detrimental effect to
public visibility of historic portion of the property. The viewcone difference only obscures the view of
northern addition to the property from the street. The northern addition is not historical in any way.

Further, from a practical standpoint a 200SF garage does not provide adequate room to park
applicants BMW X3 for easy access in and out of car or give applicant any room for storage that
applicant has lost due to the re-working on the interior design of house to meet previous required
changes to the interior of the house to meet HRB required modifications. In essence the City is
potentially forcing applicant to build garage but park car perpendicular to garage on street. This would
be because the only way for applicant to practically access car and have storage is to park applicants
car on street. If applicant parks car on street this would have a greater effect on blocking public visibility
of historic structure than 1’9” width difference would. In addition, it seems that by forcing a smaller



garage that is not practically usable the City is defeating the entire purpose of a garaggwhichnisi o
reduce cars on street.

We are hopeful that with this visual and verbal appeal that we can convince you and the City Planning
Staff to recommend to the HRB for our approval of the 250” garage. If you are not in agreement based
upon this email and exhibit | would very much like to discuss with you live in person or on the phone.
We are next in Carmel Nov. 10-13 and | would be glad to come to your office to meet in person or you
can call me at the number below.

Thank you for your time and consideration.

Breck and Carole Lutz

Breck Lutz
Vice Chairman

NEWMARK KNIGHT FRANK
t +19259740109

m 925.324.6321
Breck.Lutz@nmrk.com

[External Email: Use Caution when clicking on links and attachments]

NOTICE: This e-mail message and any attachments are intended solely for the use of the intended recipient, and may contain information that is
confidential, privileged and exempt from disclosure under applicable law. If you are not the intended recipient, you are not permitted to read,
disclose, reproduce, distribute, use or take any action in reliance upon this message and any attachments, and we request that you promptly notify
the sender and immediately delete this message and any attachments as well as any copies thereof. Delivery of this message to an unintended
recipient is not intended to waive any right or privilege. Newmark is neither qualified nor authorized to give legal or tax advice, and any such advice
should be obtained from an appropriate, qualified professional advisor of your own choosing.
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CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

Staff Report
November 20, 2023
ORDERS OF BUSINESS
TO: Historic Resources Board Commissioners
SUBMITTED
BY:

SUBJECT: Update on the Junipero Serra Statue

RECOMMENDATION:

BACKGROUND/SUMMARY:
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