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CALISTOGA PLANNING COMMISSION
STAFF REPORT

To: Calistoga Planning Commission

From: Kevin Thompson, Senior Planner

Meeting Date: July 11, 2018

Subject: 1514 Washington Multi-Family Development Design Review
ITEM

Consideration of a design review application (DR 2018-4) for a four-unit multi-family
building and site improvements at 1514 Washington Street

BACKGROUND

The vacant project site at 1514 Washington Street is .21 acres (9,203 sq ft.). Uses in
the vicinity include hospitality, religious institutions, and both single and multi-family
residential. The site contained a single-family home that was demolished to
accommodate the current proposal. The 2014 Housing Element's Housing Stock
Conditions Survey identified the demolished home as one in need of repair.

Four trees of varying health whose removal was approved with the issuance of a tree
removal permit remain on site. Mitigation in the form of payment to the City’'s tree
mitigation fund was required for their removal.

PROJECT DESCRIPTION

The project proposes the construction of four market-rate multi-family apartments all
contained in one two-story building. The building would front both 4th and Washington
Streets, with a maximum height of 24 feet. Amenities would include large sized units,
private open space and off street parking for each unit. Parking includes 8 spaces on
the rear portion of the site. The site would be accessed via a single 12-foot wide
driveway from 4th Street.

The proposed unit breakdown is as follows:

Unit A - 4 bedroom, 2.5 bath, 1,964 sq. ft.
Unit B - 3 bedroom, 2.5 bath, 1,256 sq. ft.
Unit C - 2 or 3 bedroom, 2.5 bath, 1,192 sq. ft.
Unit D - 2 or 3 bedroom, 2.5 bath, 1,496 sq. ft.

Proposed exterior finishes include board and batten HardiePanel siding with a 42" stone
masonry perimeter at the base of the building and a standing seam aluminum roof.
Wood timber accents would project outward from under the roof eaves along all facades
of the building. Additional wood timber features are proposed for the gable end of the
dormers, above the windows, and along the Washington Street fagade. The proposed
color palette includes brown and forest green for the building and a bronze roof. The
windows would be double-hung black aluminum.
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Each unit would have a private open space area enclosed with six-foot high, horizontal
slat fencing, which would also screen disposal bins. Units B, C and D would also have
enclosed private open space areas at the rear of the building.

The project’s preliminary landscape plan calls for five new street trees. However, staff
recommends retaining the three existing street trees (two on Washington, one on
Fourth), which appear to be in good health, and plant supplemental trees. The private
open space areas would be planted with drought-tolerant species. Delta bluegrass, a
native “mow-free” fescue, is called for in the bio-filtration areas.

CONSISTENCY ANALYSIS
The project’s consistency with the City’s plans, policies and codes is evaluated below.
Calistoga General Plan

« Land use designation

The General Plan’s Land Use Map designates the project site as High-Density
Residential/Office, which allows the development of multi-family housing at densities of
10-20 dwelling units per acre. The 9,203 sq ft lot could accommodate a maximum of 4.2
units. The project proposes 4 units and is within the density range established in the
General Plan.

« Housing Element

The General Plan’s Housing Element provides a long-term comprehensive plan to
address existing and projected housing needs for all economic segments of the
community. It includes strategies for meeting the City’s share of region-wide housing
need for the planning period between 2015 and 2023 as required by state law.

The Housing Element contains many provisions intended to address the housing needs
of the community, including:

Goal H-1 Maximize opportunities for the development of housing to
accommodate anticipated growth and facilitate mobility
within the ownership and rental housing markets.

Action H-1.2 Make effective use of residential development sites.

The project increases the density on an infill site located within walking distance to
downtown services. Further, given the size of the units, it provides mobility to those
seeking more living space in a rental home. The floorplans include three-bedroom units,
which would be suitable for families.

Zoning Code

The project site is located within the Multi-Family Residential/Office (R-3) Zoning
District. The intent of this district, in part, is to increase the diversity and variety of
housing stock in Calistoga by providing housing within walking distance to downtown.
Uses allowed in the R-3 District without a use permit include multi-family dwellings. The
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project is consistent with this intent by providing multi-family units in the appropriately-
zoned district.

The R-3 District is further intended to ensure that care is taken to preserve the character
of existing neighborhoods. The architecture in the neighborhood evolved over many
decades and lacks a common theme. Generally speaking, it is comprised of one- and
two-story, Craftsman- and bungalow-style homes. However, directly across Washington
Street is the Holy Assumption Monastery, which is characterized by Russian-style
design elements.

The project’s facades that would face Washington and 4th Streets would feature a two-
story element, consistent with the neighborhood’s character. The HardiePanel board
and batten siding that would clad a majority of the facades would be painted earth-toned
forest green and brown. These materials would provide a muted appearance, blending
in with the surrounding mature landscaping. The proposed building height is similar to
other buildings in the neighborhood.

The following table compares the project’s design with the development standards of
the R-3 District.

Development Standard per Zoning Code (R-3 District) Project ! Compliant
Minimum front yard ' 15 feet 15 feet ‘ Yes
Minimum interior side yard 12 feet 12 feet | Yes

| adjacent to building _ | .

| Minimum rear yard 15 feet | 26+ Yes

| Maximum lot coverage - 40% | 40% | Yes

| Maximum building height | 25 feet 24 feet Yes |
| Minimum usable open space 300 sq. ft. group OS/unit or 163-278 . Yes |

150 sq. ft. private OS/unit sq. ft.

Residential Design Guidelines

Staff believes that the project is consistent with the City’s Multi-Family Residential
Design Guidelines because of the following design features:

« A building height of 24 feet is compatible with other structures in the
neighborhood. The perceived height and bulk of the building would be reduced
by dividing the building mass into smaller-scale components and incorporating
details such as projecting eaves, awnings, moldings and fencing in a manner that
is consistent with the building’s architecture.

« Setbacks are similar to those on the block and in the neighborhood. A 12-foot
setback would be provided along the property line adjacent to the single-family
dwelling to the north.

- Traditional gable roof forms would be consistent with neighborhood character.

- Roof overhangs would be appropriately-sized to the mass and design of the
building.
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- Window types, materials, shapes, and proportions would complement the
architectural style of the building, and windows would be articulated with trim and
awnings.

- Materials, colors, and landscaping would be consistent with the desired
architectural style and sensitive to the neighborhood. Compatible accent colors
would enhance important architectural elements and details.

- The main entrance to each unit would be clearly identifiable and articulated with
functionally- and architecturally-appropriate projecting or recessed forms so as to
create a sheltered landing.

- The parking area would be located within the project’s interior and not along its
street frontage.

- The width of the driveway and its curb cut would be as narrow as possible.

- A variety of height, textures, and colors would be used in the project’s landscape
palette, and plantings would be used to soften building lines.

- Trees would be used to create shade along sidewalks, continuing the theme of
the neighborhood.

- Attractive fencing would allow public views into the site while providing security.

« No mechanical equipment or trash enclosures would be viewable from
residences or the street.

GROWTH MANAGEMENT

The project would connect to public water and sewer. Estimated annual water demand
and wastewater generation for this project must be completed by the applicant before
building permit issuance. A Growth Management Allocation must be awarded for the
project prior to building permit issuance, and the developer would be required to pay
water and wastewater service connection fees.

ENVIRONMENTAL REVIEW

The proposed project is exempt from the requirements of the California Environmental
Quality Act (CEQA) pursuant to Section 15303(b) of the CEQA Guidelines (New
Construction or Conversion of Small Structures).

RECOMMENDATIONS

Based on the information and analysis contained in this report, staff recommends that
the Planning Commission adopt a resolution approving design review application DR
2018-4.

ATTACHMENTS

1. Vicinity map

2. Draft resolution approving design review application DR 2018-4
3. Project plans

4. Multi-Family Design Guidelines
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Multi-Family Residential Design Guidelines

Introduction

These pguidelines seek to provide property
owners, designers and developers with a clear
understanding of the City’s expectations for
new multi-family residential development (i.e.,
a building containing three or more dwelling
units. They will be used as criteria for approval
during the City’s plan review process.

While development must comply with the
Calistoga Zoning and Subdivision Codes and
other applicable regulations, these guidelines
seek a higher degree of design excellence than
the minimum standards.

Development on properties within an Entry
Corridor or Character Area designated by the
Land Use Element of the Calistoga General Plan
must incorporate the design features prescribed
by those overlays.

Design Objectives

e Safeguard the privacy of neighboring
properties

Design Guidelines

These guidelines are intended to promote
development that will:

* Provide attractive, functional and
convenient site arrangements

* Enhance safety and security

* Protect and promote Calistoga’s rural, small
town character

e (Create a human-scaled and pedestrian-
friendly environment

* Encourage visual diversity while protecting
the unique and desirable qualities of
established neighborhoods

* Promote high-quality design that enhances
the character of Calistoga and is compatible
with its environs

* Allow creative design, in keeping with the
eclectic nature of residential development
in Calistoga

A. Siting

1. Views (particularly of the palisades and
hillsides), and on-site mature trees and
other natural amenities shall be preserved
and incorporated into development
proposals whenever possible.

2. Buildings should be oriented to promote
privacy to the greatest extent possible.

3. Large projects should be broken up into
clusters of structures.

4. Parking and vehicular circulation should be
separate from pedestrian circulation.

B. Building Forms and Massing

1. The scale and mass of new infill buildings
should be reduced by stepping down the
building height towards adjacent smaller
structures.

2. Building heights should be varied to give the
appearance of a collection of smaller
structures.

3. Consideration should be given to stepping
back upper stories to reduce the scale of
facades that face a street, common space
and adjacent residential structures.

4. The perceived height and bulk of multi-
story buildings should be reduced by
dividing the building mass into smaller-scale
components and adding details such as
projecting eaves, dormers and balconies.
The use of awnings, moldings, pilasters and
comparable architectural embellishments
are also encouraged when functional



and/or consistent with the building’s
architecture.

. Building Ariculation

Buildings that are oriented to a street or
interior drive should have varying setbacks
to provide visual interest.

All facades of a building should be
articulated and incorporate variation in
massing, roof forms and wall planes, as well
as surface articulation. While they do not
need to be identical, there should be a
sense of overall architectural continuity.

Extensive, unarticulated exterior walls are
discouraged. Massing offsets, varied
textures, openings, recesses and design
accents are encouraged to provide visual
interest.

Architectural elements that add visual
interest, scale and character, such as
balconies, trellises, recessed windows,
overhangs and porches are strongly
encouraged.

Balconies should be recessed from the
building face and use appropriate screening
measures, such as solid walls or
landscaping, to protect the privacy of users
and residents of neighboring units. The
supports for overhanging upper floors or
decks shall be designed to provide a
substantial appearance integrated with the
overall design of the building.

The use of vertical elements such as towers
may be used to contrast with the
predominant horizontal massing and
provide visual interest.

The design of an infill project in a potential
historic district, as identified in the General
Plan, should be compatible with any
prevailing architectural styles and details in
the neighborhood.

City of Calistoga

Accessory buildings, such as management
offices, storage facilities, recreational
facilities and pool equipment buildings shall
be designed as an integral part of a project.
They shall be similar in material, color, and
detail to the principal buildings of a
development.

D. Roofs

The use of multiple rooflines and designs can
create visual diversity and break up building
mass.

1.

4,

The use of traditional roof forms such as
gables, hips and dormers is encouraged.
The use of mansard and flat roofs without a
decorative cornice are strongly discouraged.

Variation in ridgeline height and alignment
is encouraged.

Roof overhangs should be sized
appropriately for the desired architectural
style. Where applicable to the architectural
style, roof eaves should extend a minimum
of 12 inches from the primary wall surface
to enhance shadow lines and articulation of
surfaces.

Flat carport roofs are prohibited.

Windows, Doors and Entries

The appearance of a building can be enhanced
by carefully-designed windows, doors and
entries.

1.

Window types, materials, shapes and
proportions should complement the
architectural style of the building.

Windows should be articulated with sills,
trim, shutters or awnings that are authentic
to the architectural style of the structure.
Where architecturally appropriate, they
may be inset from structure walls to create
shade and shadow detail.

Multi-Family Residential Design Guidelines



In order to enhance privacy, windows shall
not be positioned directly opposite an
adjacent residence’s windows.

The main entrance to a unit should be
clearly identifiable and should be
articulated with functionally-  and
architecturally-appropriate projecting or
recessed forms so as to create a sheltered
landing.

Entries should be in proportion to the
building fagade as a whole.

Building Materials, Finishes and Colors

Materials, finishes and colors should be
consistent with the desired architectural
style and sensitive to any prevailing pattern
in the vicinity.

Compeatible accent colors should be used to
enhance important architectural elements
and details.

Bright or intense colors should be used very
sparingly, and shall typically be reserved for
more refined or delicate detailing.

Exterior materials should reflect those that
have traditionally been used in Calistoga,
including wood, stone and stucco.
Reflective materials are prohibited.

Stairways shall be constructed of durable
materials that are compatible with the
design  of the primary structure.
Prefabricated metal stairs are strongly
discouraged.

Surface detailing should not serve as a
substitute  for  well-integrated and
distinctive massing.

. Circulation

Multi-family projects should incorporate
pedestrian  connections to adjoining
residential, commercial, public and other
compatible land use facilities.

City of Calistoga

Cross circulation between vehicles and
pedestrians shall be minimized. Clearly-
marked walkways should be provided from
parking areas to the main entrances of
buildings.

Walkways should be located to minimize
the impact of pedestrians on the privacy of
nearby residences or private open space.
Walkways should not be sited immediately
adjacent to a building and should be
separated with a landscaped planting area.

Parking

Parking areas should be located within a
project’s interior and not along street
frontages.

Carports and tuck-under parking should not
be visible from public streets.

Guest parking may be visible from public
streets.

Garage doors should be articulated with
trellises, panels and/or windows to break
up their large planes.

The width of driveways as well as cuts at
the curb shall be as narrow as possible.

Landscaping

Landscaping for multi-family projects can be
used to define and accent specific areas (e.g.,
building entrances, recreational areas), provide
a transitional buffer between neighboring
properties and screen utilities. Landscaping
should be used as a unifying element within a
project and to ensure compatibility with
surrounding projects.

1.

2.

A variety of height, textures and colors
should be used in a project’s landscape
palette.

A combination of trees, shrubs and ground
cover should be incorporated into
landscaping plans.

Multi-Family Residential Design Guidelines



10.

11.

12.

Plantings shall be used to soften building
lines. Landscaping around building peri-
meters is encouraged.

New and rehabilitated landscaping shall
comply with the State of California Model
Water-Efficient Ordinance, where appli-
cable.

Plantings shall not interfere with lighting,
clear line of sight or access to emergency
equipment or utilities (e.g., fire hydrants,
fire alarm boxes, water meters).

Landscaping shall be protected from
vehicular and pedestrian encroachment by
raised planting surfaces and curbs.

Gravel, bark and artificial turf is not allowed
as a substitute for plant materials.

Trees should be used to create canopies
and shade, especially along walkways, in
parking areas and open space areas.

Trees and large shrubs shall not be planted
under overhead lines or over underground
infrastructure if growth may interfere with
public utilities.

When selecting tree species, consideration
should be given to potential maintenance
issues, nearby pedestrian activities and
public rights-of way.

Trees and shrubs should be located and
spaced to allow for mature and long-term
growth.

Potential root problems caused by trees
and shrubs in or adjacent to the public right
of way shall be avoided by careful selection
and planting procedures. Root barriers shall
be required for any tree placed where roots
could disrupt adjacent paving or curb
surfaces.

City of Calistoga

K.

Properly-designed

Community Facilities

Buildings should be oriented to create
courtyards and open space areas.

Community features such as plazas,
recreational areas, community gardens and
other gathering places shall be included
whenever possible.

Common open space areas should be
sheltered from the noise and traffic of
adjacent streets and incompatible uses.

Children’s play areas should be as publicly
visible as possible.

Lighting

lighting can enhance a

project’s design while promoting safety and
security.

1.

L.

The design of exterior lighting fixtures
should complement that of the residences
in style and finish.

Lighting shall be arranged to provide safety
and security for residents and visitors but
prevent direct glare of illumination onto
adjacent units.

Pedestrian-scaled lighting shall be located
along all pedestrian routes of travel.

Lighting sources shall be screened from off-
site view,

Lighting levels shall be the minimum
necessary to provide safety and security
while avoiding glare, light trespass and “sky
glow.”

Walls and Fences

Walls and fences shall be designed as an

integral

component of the project, using

complementary styles, materials, colors and
scale.

Multi-Family Residential Design Guidelines



10.

M.

All

Walls should be constructed of natural
materials such as stone, wood, flagstone, or
masonry with an architectural finish.

The following fencing materials are not
allowed: chain link, barbed wire, razor wire
and unfinished precision masonry block.

Vinyl and other manufactured fencing
materials are acceptable if the overall
appearance appears natural.

Wrought iron fencing should be powder-
coated to reduce the potential for rust.

The face of retaining walls that are more
than four feet in height and visible to the
general public should be textured to
provide visual relief.

Walls visible to the general public, such as
project perimeter walls, should be
enhanced to provide visual relief and soften
their appearance through techniques such
as textures, staggered setbacks, wall inserts,
decorative columns or pilasters and
variation in height, in conjunction with
landscaping.

Stucco and plaster walls should be capped
with a different material to give them a
finished appearance.

Walls should be constructed as low as
possible while still performing screening,
noise attenuation and security functions.

At street or driveway corners, the area in
front of fencing should be landscaped, and
plantings or walls shall allow a clear line of
sight.

Walls on sloping terrain should be stepped
to follow the terrain.

Utilities

mechanical equipment shall be suitably

screened or placed in locations that are not
viewable from residences, common areas or the
street. All screening devices shall be compatible

City of Calistoga

with the architecture and color of the adjacent

buildings.

N. Trash Enclosures

1. Trash enclosures should be located in non-
conspicuous areas, well screened with
landscaping, and designed so as to protect
adjacent uses from noise and odors.

2. Trash enclosures shall be constructed of
materials and finishes that complement
those of the primary building. Gates shall be
solid metal.

3. Trash enclosures shall be sized to
accommodate recycling, yard waste and
trash containers.

O. Mailboxes

1. Mailboxes shall be located in highly visible,
heavily-traveled areas for convenience, to
allow for casual social interaction and to
promote safety.

2. Trash and recycling receptacles shall be

provided adjacent to the mailboxes.

Multi-Family Residential Design Guidelines



GENERAL CONDITIONS

SITE AND ROOF PLAN 1/8"=1'-0"

VICINITY (CALISTOGA ZONING)

DRAWING INDEX

GENERAL CONDITIONS:

1. PRIOR TO BEGINNING WORK, THE CONTRACTOR SHALL CONDUCT A
PRE-CONSTRUCTION MEETING ON SITE TO ARRANGE JOB SCHEDULING
WITH THE OWNER'S REPRESENTATIVE, ARCHITECT AND CLIENT.

2, THE CONTRACTOR SHALL SCHEDULE WORK AND COORDINATE WITH
THOSE DOING OTHER WORK TO AVOID DELAYS, INTERFERENCE AND
UNNECESSARY WORK,

3. THE CONTRACTOR SHALL MAKE NECESSARY CHANGES, INCLUDING
REMOVAL & REINSTALLATION OF MATERIALS AT HIS SOLE EXPENSE,
IF HE FAILS TO CHECK WITH THOSE DOING OTHER WORK AND HIS
INSTALLED WORK IS LATER FOUND TO INTERFERE WITH SUCH WORK,

4. WHERE WORK OF ONE TRADE JOINS, OR IS ON OTHER WORK,
THERE SHALL BE NO DISCREPANCY WHEN SAME IS COMPLETED.
IN ENGAGING ONE KIND OF WORK WITH ANOTHER, MARRING OR
DAMAGING SAME WILL NOT BE PERMITTED. SHOULD IMPROPER
WORK OF ANY TRADE BE COVERED BY ANOTHER WHICH RESULTS
IN DAMAGE OR DEFECTS, THE WHOLE WORK AFFECTED SHALL BE
MADE GOOD BY THE CONTRACTOR WITHOUT EXPENSE OR DELAY
TO THE PROJECT OR PROJECT SCHEDULE,

5. THE EXISTING CONDITIONS IN THE CONSTRUCTION DOCUMENTS ARE
BASED ON DRAWINGS PROVIDED BY THE OWNER ANY DISCREPANCIES
BETWEEN THESE DOCUMENTS AND THE ACTUAL FIELD CONDITIONS
SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT BEFORE
PROCEEDING WITH ANY WORK

6. THE CONTRACTOR SHALL PROVIDE STRICT CONTROL OF JOB
CLEANING & PREVENT DUST AND DEBRIS FROM EMANATING FROM
CONSTRUCTION AREA BY CONSTRUCTION OF DUST BARRIERS AS
MAY BE REQUIRED BY THE SCOPE OF WORK

7. THE CONTRACTOR SHALL PATCH & REPAIR ALL FIRE PROOFING
DAMAGE INCURRED DURING CONSTRUCTION, THE CONTRACTOR
SHALL FIREPROOF ALL PENETRATIONS THROUGH RATED ASSEMBLIES
GENERATED BY THE WORK DESCRIBED IN THESE DOCUMENTS.

8. THE CONTRACTOR SHALL VERIFY ALL MEASUREMENTS AND
CONDITIONS AT THE BUILDING BEFORE ORDERING MATERIAL OR
DOING ANY WORK. IF ANY INCONSISTENCIES OCCUR, THE
CONTRACTOR SHALL REPORT, TO THE ARCHITECT, ANY
INCONSISTENCIES OR ERRORS IN WORK OF OTHERS, AFFECTING
THE COMPLETION OF HIS WORK. THE CONTRACTOR IS RESPONSIBLE
FOR OBTAINING CLARIFICATION FROM THE ARCHITECT BEFORE
PROCEEDING WITH THE WORK IN QUESTION, OR RELATED WORK.
FAILURE TO OBTAIN CLARIFICATION MAY RESULT IN THE WORK BEING
REJECTED & CORRECTED AT NO COST TO THE PROJECT OR DELAY
IN THE PROJECT SCHEDULE,

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING
CONTRACT DOCUMENTS, FIELD CONDITIONS AND DIMENSIONS FOR
ACCURACY AND CONFIRMING THAT THE PARTITION LAYOUT IS
ACCURATE. IF THERE ARE ANY QUESTIONS REGARDING THESE OR
OTHER COORDINATION QUESTIONS, THE CONTRACTOR SHALL SUBMIT
THEM TO THE ARCHITECT & OBTAIN CLARIFICATION. THE
CONTRACTOR IS RESPONSIBLE FOR OBTAINING CLARIFICATION FROM
THE ARCHITECT BEFORE PROCEEDING WITH THE WORK IN QUESTION,
OR RELATED WORK. FAILURE TO OBTAIN CLARIFICATION MAY RESULT
IN THE WORK BEING REJECTED AND CORRECTED AT NO COST TO
THE PROJECT OR DELAY IN THE PROJECT SCHEDULE.

10. CONTRACTOR SHALL MARK LOCATIONS OF PARTITIONS AND
DOORS FOR REVIEW BY ARCHITECT PRIOR TO INSTALLATION.
REVIEW WILL BE FOR DESIGN INTENT. CONTRACTOR SHALL
COORDINATE AND VERIFY ALL CONDITIONS TO ENSURE PROPER FIT.

11, DO NOT SCALE DRAWINGS, WRITTEN DIMENSIONS GOVERN ALL
PARTITION LOCATIONS. ALL DOOR AND OPENING LOCATIONS SHALL
BE SHOWN ON FLOOR PLAN. [N CASE OF CONFLICT, NOTIFY THE
ARCHITECT. FLOOR PLAN BY ARCHITECT SUPERSEDES OTHER
PLANS, ALL DIMENSIONS MARKED "CLEAR" SHALL BE MAINTAINED
AND SHALL ALLOW FOR THICKNESS OF ALL FINISHES.

SUBSTITUTIONS

1. FOR PRODUCTS INDICATED OR SPECIFIED ONLY BY REFERENCE
STANDARD, SELECT ANY PRODUCT MEETING SUCH STANDARD.

2, FOR PRODUCTS INDICATED OR SPECIFIED BY NAMING SEVERAL
PRODUCTS OR MANUFACTURERS, SELECT ANY ONE OF THE PRODUCTS
OR MANUFACTURERS NAMED WHICH COMPLIES WITH THE SPECIFIED
REQUIREMENTS AND SUBMIT A REQUEST FOR SUBSTITUTION IN THE
SAME MANNER AS FOR SUBSTITUTIONS FOR A PRODUCT OR
MANUFACTURER NOT SPECIFICALLY NAMED,

3.FOR PRODUCTS INDICATED OR SPECIFIED BY NAMING ONE

MANUFACTURER, FOLLOWED BY THE WORDS "OR APPROVED EQUAL",
SUBMIT A REQUEST FOR REVIEW OF A SUBSTITUTION FOR A
PRODUCT OR MANUFACTURER NOT SPECIFICALLY NAMED,

4. FOR PRODUCTS INDICATED OR SPECIFIED BY NAMING ONLY ONE
PRODUCT AND MANUFACTURER, THERE IS NO SUBSTITUTION.
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I ANY AND ALL PROBLEMS/QUESTIONS AND CALISTOGA CA.
— 1 DOOR SYNBOL DISCREPANCIES ASSOCIATED WITH ROOFING TO
SEE DOPR SCHEDULE A2S BE BROUGHT TO THE ATTENTION OF THE
_m PARTITIDN TYPE OWNER/CONTRACTOR AND ARCHITECT AND TO BE
SEE PARTITION SCHEDULE A1 | RESOLVED BY A LICENSED/CERTIFIED ROOFING
@ STOREHRGHT ORWIHGOW SUBCONTRACTOR
seewmoowscreiE A28 | PLANNING APPLICATION 4
SCOPE OF WORK: v
REVISION CLOUD AND NUMBER feo e e
@ THESE DRAWINGS DESCRIBE A NEW 4 UNIT MULTI-FAMILY * No. C 28122
\ OFFICE DWELLING OF 5680 SF, 3187 SQUARE FEET SECOND FLOOR (40% OF EA S A
ROOM NAME & NUMBER LOT AREA OF 9032 SF) AND 2493 FIRST FLOOR IN CALISTOGA 7,
4 CALIFORNIA ON A LOT OWNED BY ALLA REYKHEL AND DIMITRIY
! B e TS 1 & LATKIONAV, THIS SET CONTAINS ARCHITECTURAL PLANS AS PART
- CEILING FINISH CODES OF THIS PLANNING APPLICATION.
\ QY = - i STATE OF CALIFORNIA
s ® KEYNOTE SYMBOL
DETAL BUBBLE
APPLICABLE BUILDING CODES
@ EXTER'TR ELEVATION TAG THE FOLLOWING CODES, AS AMENDED BY THE CITY OF p—
M CALISTOGA, ARE APPLICABLE TO THIS PROJECT: .
WASHINGTON STRUCTURAL ENGINEER
INTERIdR ELEVATION TAG 2016 CALIFORNIA BUILDING CODE -_—
REET 2016 CALIFORNIA PLUMBING CODE TBD
2016 CALIFORNIA MECHANICAL CODE
@—' SECTION TAG 2016 CALIFORNIA ELECTRICAL CODE
2016 CALIFORNIA BUILDING ENERGY EFFICIENCY STANDARDS
M DATUM 2016 CALIFORNIA RESIDENTIAL CODE AND THE 2013 CALIFORNIA GREEN
00 BUILDING CODE
b prOPOSED) 1ooas'ST|  PROPERTY OWNER ARCHITECT
GROUND LEVEL 2493 SF DIMITRIY LAKTIONOV DAVID KESLER ARCHITECT
SECOND LEVEL 3187 SF 1514 WASHINGTON STREET gzggfgt;;téeet SF CA 94114
T CALISTOGA, CA 94515TEL. DAVIDKESLER@YAHOO.COM
3650 TEL. (415)846-1353
FOOTPRINT|3187SF
40 %
SHEET DESCRIPTION:
ZONING CODE INFORMATION-R-3 MULTI-FAMILY RESIDENTIAL/OFFICE ZONING DISTRICT COVER
APN #: 11-202-011-000 SHEET
BUILDING TYPE: VB
ZONING DISTRICT: R-3 MULT! FAMILY RESIDENTIAL & S ITE PLAN
MINIMUM PROPOSED
15 14 WASHINGTON OB NUMBER: 1514 WASHINGTON
INTERIOR SIDE YARD SETBACK: 11-6" 12 8 12-6" Som AS NOTED
REAR YARD SETBACK: 15 26-11" .
FRONT YARD SETBACK: 15° 15 DATE: 022218
STREET SIDE YARD SETBACK: 15' 15 DRAWN BY: DAK
CHECKED BY: DAK

MINIMUM PARKING: 2/UNIT

2/UNIT PROPOSED

MAX, STORIES: 2 PROPOSED CAD TITLE: 1514 WASHINGTON
[ LOT SIZE: 0205 SF SHEET NUMBER:
TOTAL SQUARE FOOTAGE: 5680 SF (EXTERIOR) (2493 SF FIRST FL. + 3187 2ND FL)
LOT COVERAGE: 40% MAXIMUM: 40% PROVIDED
UNITS: 4 2-PROPOSED AO O
.
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NO. | DATE DESCRIPTION
o1 | 123197 PFLANNING
o | 040218 PLANNING
03 | 052318 PLANNING
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o5 | 062818 PLANNING
PROJECT:
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No. C 28122
Ren, 7/31/18

STATE OF CALIFORNIA

CORSULTANTS:
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SHEET DESCRIPTION:
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PLANS

10B NUMBER: 1514W
SCALE: AS NOTED
DATE: 123117
DRAWN BY: DAK
CHECKED BY: DAK
CAD TITLE: 1514W - A2.1
SHEET NUMBER:
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STATE OF CALIFORNIA

CONSULTANTS:
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SHEET DESCRIPTION:
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10B NUMBER: 1514W
SCALE: AS NOTED
DATE: 123017
DRAWR BY: DAK
CHECKED BY: DAK
CAD TITLE: 1514W - A2.2
SHEET NUMBER:
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NO. | DATE DESCRIMTION

01 123117 PLANNING

0z 04.03.18 PLANNING
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] 1514 WASHINGTON APARTMENTS PLANTING LEGEND
KEY BOTANICAL NAME ICOMMON NAME |GUANTITY ISIZE REMARKS wucoLs
TREES
Cox Cornus 'Eddle's White Wonder' Eddle's White Wonder Dogwood ] 16 gallon Ca Natlve, Bark M
Maytenus boarla ‘Green Showers' or Green Showers Maytan or 15 gallan Ca Natlve, Bark M
Arbutus 'Marna' Madrone Cross 186 gallopn |Ca Natlve, Bark L
TALL SHRUBS
BAK Bambusa multlplex 'Alphonse Karr' Clumpling Bamboo 3 15 gallan Follage L
PMC Pittosporum 'Marjorie Channon' or Mar|orle Shannon Kohuhu or & 5 gaflan Follage M
Prunus carollnlana 'Compacta’ (Carolina Cherry 5 galion Folaga L
SHRUBS
LES Loropetalum chingnsls 'Emerald Snow' Emerald Snow Chinese Fringeflower 15 5 galion Flowers L
LSP Leropetalin chiaganla Sicsling Piak’ Sizzling Pink Chinese Fringeflower 6 5 gallan Flowers L
NAN Nandina domestlca 'Plum Passlon or Plum Passlon Heavenly Bamboo 18 5 gallan Follage L
Mandina damestics Gulf Stecan’ | Gulf Stream Heavenly Bamdroo 5 gullan Frllags L
VINESIESPALIERS
CA Clematls 'Armandil’ Evergreen Clematls 5 gallon Flowers M
ESP Loropetalum chinensis 'Espalier' or Chinese Fringe Flower or 6 5 gaflon Flowers L
Malus'3 Tler 'Assorted" Apple 'Full, Yallow Deliclous' Fruit M
JAS Jasminum polyanthum Pleik Japming 3 5 gallan Fragrant M
LGF Lonlcera heckrottll Goldflame' Goldflame Honeysuckle 5 5 gullon Flowers M
GROUNDCOVERS/PERENNIALS
") IFs douglaslana’Carnyon Snow' or White Douglas Iris or 45 1 gallen 30" OC- Plrwern L
Heuchera "Palacs Purple!, 'Lava Lamp' Burgundy Alum Raot 1 gallen 507 0C-Foltage L
Geranium blocova Cranabill 50 1 gallon 24" OC-Flowers M
GRASSES/FERNS
CHO  |Chondropetalum teatorum 5mall Cape Rush ) 8 gallon Accent, Follage L
CcTu Carex tumnullcola Berkeley Sedge 70 1 gallon 36" OC-Natlve L
LOM Lomandra longifolla ‘Breeze' Dwarf Matt Rush 150 1 gallen 36"0C L
MOR  |Moraealridiodes Fortnight Lity 20 |1gatan Accent: L
MT Miscanthus transmorrsonensis [Evergreen Miscamthus 7 1 gallem Accent M
NO-MOW | Mativa Mow-Frea” Seed Bland Delta Bluegrass Blofiltration Sod 350 SF Bloretentlon Area L
PT Phormlum ‘Amazing Red' or Red New Zealand Flax or & Sgalion Accant L
Acacla cognata'Cousln [tt! Cousin it Listle Riverr Wattio 5 gallan Follage L
PLANTING NOTES
L e e e line iy P P
e i ek s Feasah . e P Mo A e it et
2. All sl il PPNy - b 44, 3 4 Lard
% Aseh 't i dalivery. Tha pl Infor th fh ) Incasaofa ththe
'FF P " Thay P (

plan, tha plan count shall govarn

P

t or natural fertilizer Into tha soll to a minimum depth of 6" nta mirimum rate of 4 cublc yards per 1000 equare futarpar npadﬂc-mmdmmc

d rom z solls sport. A minimum of 8" of P | shall be for water P hin planted armas.
4. Plant Material shal have tha follow backfill mbe 30%n:ﬂvnwll,10%5/16'hvnmkso% rk or 0% natlv i and 40% dod d post or per soll
toot Holeo tobe 2 x th * P
Seot 4 abik mlaivting datalks for ad
5. Prior to planting, the final locstl il ph ld by the dscap Thal P shall give three (3) days written
dat, hall be approvad by th P P vl bo refoctod
|mmmmm.5uhnmnnqmmuumwuul p -approval prior daly
8. Planting araas shall recaiva a 3 laysr of "Golden N by Il Prod recycled 'srbor’ mulch. Mulsh e b d aft planting.
ﬂuIanduc-plwnbrlctorllullpmﬁdulhrkumphtaﬂuhndlupommdpnorushvplngwm
7. Thel e, hall " P for 2 duration of sy months. Th P d shall by ths Final Inspaction and approval.
60day bap up pproval of L P
8. Provid Shrubs & Trees tobe Irrigated with 1 GPH Pre di 111 gailon, 2/5
gation, 4715 gallon or Netafim .8 or . QGPH Inline omittors . turf to belrrigas MP rotators. CMhrcah.SrmrbuncmlaerRaln&nmlETA
componamnt.
. Planting op i confe ha City of Cail Landecap dsines, WELO, MAWA and WUICOLS V.
DBiack rubber tiss placed st
the point of deflaction
Cut Stakos 6" above tie point.
Roothell set 1/2" above grade 2" dismwtar stakoo
for 1 gaion
1" above grads for 5 gal. Comtainar soil should be
11/2* for 15 gakon oRghtly above grade (1 for
Sgal.and 11/2" for 15 o).
Searvly rocital and losen
circiing roote 4" tros wall barm
2" barm Backllmix to b 421 rathsod
nivroliead fir bark: 3/16 crushed leva
planting Backfii to be 4:2:1
nrvive solnirolined fir hark: Scora roothell on comtainerizad plante
8/16" crushod lava and oldes of planting hols
Scartly edges of hols | Drive stabe st loast 12%inta
nathve ol
Bottom of hoto e fush Bottom of hola is flush wich base
with hase of rogthel ofroothel
TREE & SHRUD PLANTING DETALL BCALE = HLTS,
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MEDIUM SHRUBS

NO-MOW BIORETENTION FESCUE TURF
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PERENNIALS & GROUNDCOVERS VINES BIOSWALE
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FACILITIES LOCATED WITHIN 9 FZET OF STRUCTURES SHALL INCOIPORATE AN IMPERVIOUS CUTOFF WALL
¥ FACILITIES | OCATED IN APEAS OF HIGH SROUNDY/ATFR HIGHLY INTI TRATIVE SOILS. OR WHERF SONNFCTION GF THF LNDZRDRAIN TO A SURFACE CRAIN OR SUBSURFAS
INFEASIBLL MAY OMIT 111C UNDEALRAIN
NO LINZR NG FILTER FABRIC NO LANDSCAPE CLOTH
MAINTAIN 8GL TGL TS_A™1LEVFL F FYATIONS AS SPFCIFIED ON THZ PLANS
CLASS 2 PERMLAGLL _AYLR MAY LXICND ILLOW AND INDLINCAIL DROP INLLI
REQUIRED SOILMIX 605.73% FINZ SAND 30% 404 COMPOST MOLUME BASIS) SOL SHALL BE CAPADLE O ACHIEVING A LONG "ERM IN-PLACS INFILTRATION RATE OF A7 LEAST § INCHES PER
HOUR SOT_SIHALL ALSG SJ7POR) VIGOROUS PLANT GROW 11

TORM DRAIN ARF

BIORETENTION FACILITY

[ NO SUBDRAIN

ABBREVIATIONS SYMBOL LEGEND

NOT TO SCALE

PROJECT STATEMENT

T1IL PURPOSL OF 1115 TROJLCH 1S TQ OBIAIN DLSIGN REALY APPRCYAL FOR A PROAOSCD MULIIFAMILY DLVELOPMENT Al 1514
WASTG 1M 3, CALTOCA, CA

SURVEY NOTES

1 THE 10POGIAPHY IS BASLD ON AFIELD SURVEY Gk FLOMUARY. 20 & "ERFORMLL BY _ZSCURL ENGINEERS INC
2 IHISSURYLY |5 ON AN ASSUMED DAIUM

5 SI'EBCNCIHIMARK JESCHIFIION "CONIROLPOINT 3899 PK NAL ELEVATION - 0837 (ASSUMLD;

4 MADRONC ENGINEERING ASSUMES NO LIABILITY. RLAL OR ALLEGE ) REGARDING T1<C A
INFORMATION S{IC%/N ON | ILSE PLANS

JRACY OF HIE 1CPOGIAM IIC

5 CONIRACTOR SHALL PROFECT £XISTING SURVLY MONUMUNIS QR REPLACL THZM AT 1115 GW/N CRPLNSE

ESTIMATED EARTHWORK QUANTITIES

DL LARFHWORK QUANTITICS LISIED 3ELOW AKE E3HMATZS ONLY AND MAY VARY DUE 1O SOIL TYIC. CEMACHION AND
L _KING FACIORS. GADING P IACHICES, AN COMPACIIDN vA_UES
2 1 IL UNADJUSTZD QIANTITICS [IAYL BLLN DLRIVLD USING AZOLUME [1C ANALYSIS BLIWLLN 1112 LXISIING AND PROPOSLD
FINISIIEC GRADE LLLVATIONS
4 1L FOLLOWING ASSUMPHICNS HAVE DZEN MADE WIILN DEVELCTING ADJUS (LG QUANI 1Y CSIIMA™CS
= QUANIIIES FROM UTILITY IRENCIILS -OUNDATION TRENZIIES AN STORMY/AILA DEILNTION BASINS HAVE NOT
BLLMEMIWAILE
= QUANTIILS NLLAILL [O CVERLXCAVATICN AND RECOMPACTLON HAVE NGT BLLNM ZS1IMATZD
3 CONINACION SHALL WORKWATI | 1L PROJLCT GEO| _CHNICAL LNGINCLA 16 DEICRMING IF COMIACIION AND BULKING
FACTONS AR= APPLICAGLE £DR TI L PROFOSED GRADING ACIHIVINES T ICSE FACTORS TIAVE IHILFOIEN 1AL 1D SIGNIFICANILY
ALLZR NIC CU™ & ZILL QUANTHIES IDLNTIFIZD IN THIS ANALYSIS
4 SFE THF TABLE REI OW FOR THF FSTIMATFD EARHWGRK QUANTITIFS TOR THF PROJFCT

ESTIMATED PROJECT EARTHWORK

JNADJUSTFD ADYETED
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[ Mik 8
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TVPE OF IMPERVIOUS ] TYPICAL PERVIOUS/
SURFACE AREA DESCRIPTION] [[| AREA (5F) SECION IMPERVIOUS
7
BUILDINGS, GARAGES BUILDINGS 2,870 N/A IMPERVIOUS
CARPORTS, OTHER
STRUCTURES WITH
ROOFS
WOOD DECK 765 N/A IMPERVIOUS
PATIO. IMPERVIOUS
DECKING, PAVERS - 5
P CONCRETE 0 N/A IMPERVIOUS
LINERS
SIDEWALKS AND - 4" CONC OVER
WALKS CONCRETE 360 CONEAER | mpervious
- 253" ACOVER o)
{ PARKING/DRIVEWAY | ASPHALT CONCRETE | 3570 N | mpeRvIOUS
OFF-SITE IMPERVIOUS - 5 CONC OVER
AR CONCRETE 20 oA | mpeRvicus
DECOMPOSED n
GRANITE o N/A PERVIOUS
PLANTING o A PERVIOUS
OIHER PERVIOUS 5 i h
SURFACE
LAWN o N/A PERVIOUS
BIORETENTION 314 N/A PERVIOUS
ToTAL 5089

TOTAL NEW/RECONSTRUCTED IMPERVIOUS AREA
TOTAL DISTURBED 50IL AREA

NOT FOR CONSTRUCTION

7,675 SF (018 AC)
-9.000 SF (021 ACQ)

| 7073026260
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