
CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

REGULAR MEETING AGENDA  
 
Regular Meeting May 11, 2016 
City Hall Wednesday 
East Side of Monte Verde Street Tour:  1:45 p.m. 
Between Ocean & Seventh Avenues Meeting:  4:00 p.m. 
 
A. CALL TO ORDER AND ROLL CALL 
 
 Commissioners: Don Goodhue, Chair 
  Keith Paterson, Vice-Chair 
  Michael LePage  
  Jan Reimers 
  Ian Martin 
 
B. TOUR OF INSPECTION 
 
 Shortly after 1:45 p.m., the Commission will leave the Council Chambers for an on-site
 Tour of Inspection of all properties listed on this agenda (including those on the 
 Consent Agenda). The Tour may also include projects previously approved by the 
 City and not on this agenda. Prior to the beginning of the Tour of Inspection, the 
 Commission may eliminate one or more on-site visits.  The public is welcome to follow 
 the Commission on its tour of the determined sites.  The Commission will return to the 
 Council Chambers at 4:00 p.m. or as soon thereafter as possible. 
 
C. ROLL CALL 
 
D. PLEDGE OF ALLEGIANCE 
 
E. ANNOUNCEMENTS/EXTRAORDINARY BUSINESS 
 
F. APPEARANCES 
 
 Anyone wishing to address the Commission on matters not on the agenda, but within 
 the jurisdiction of the Commission, may do so now.  Please state the matter on which 
 you wish to speak. Matters not appearing on the Commission agenda will not receive 
 action at this meeting but may be referred to staff for a future meeting.  Presentations 
 will be limited to three minutes, or as otherwise established by the Commission Chair.  
 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. 
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G. CONSENT AGENDA 
 

Items placed on the Consent Agenda are considered to be routine and are acted upon by 
the Commission in one motion.  There is no discussion of these items prior to the 
Commission action unless a member of the Commission, staff, or public requests specific 
items be discussed and removed from the Consent Agenda.  It is understood that the staff 
recommends approval of all consent items.  Each item on the Consent Agenda approved 
by the Commission shall be deemed to have been considered in full and adopted as 
recommended. 

  
1. Draft minutes from the March 9, 2016 Planning Commission Meeting 

 
  
2. DS 15-217 (Chadwick) 

Eric Miller Architects 
Scenic Road, 2 NW of 8th 
Avenue  
Blk: C2, Lot: 10 & 11 
APN:  010-312-026  
 

Consideration of special conditions 
associated with the approval of a Design 
Study (DS 15-217) application for the 
demolition of an existing residence and 
construction of a new single-family 
residence 

 
H. PUBLIC HEARINGS 
 

If you challenge the nature of the proposed action in court, you may be limited to raising 
only those issues you or someone else raised at the public hearing described in this notice, 
or in written correspondence delivered to the Planning Commission at, or prior to, the 
public hearing. 
 

1. CDP 16-155 (City of Carmel) 
Mission Trail Nature Preserve 
APNs: 010-061-006, 010-061-007,  
010-061-008, 009-341-001, 009-341-008 

 
 

2. SI 16-027 (All About the Chocolate) 
Hariom & Sons Inc.             
Dolores 4 SE of Ocean Ave.    
Block: 76, Lot: 12 
APN: 010-146-011 

 
3. DS 16-068 (OSBT Investments) 

Alan Lehman 
Vizcaino, 10 SE of Mountain View 
Blk: 103, Lot: 24 

            APN: 010-052-015 
 

Consideration of a five year, renewable Coastal 
Development Permit (CDP 16-155) for invasive 
species removal and maintenance activities in 
Mission Trail Nature Preserve  
 
 
Consideration of Sign Permit (SI 16-027) application 
for the installation of an awning/sign on a building 
located in the Central Commercial (CC) Zoning 
District  
 
 
Consideration of a Final Design Study (DS 16-068) 
and associated Coastal Development Permit for the 
construction of a new single-family residence located 
in the Single-Family Residential (R-1) Zoning 
District 
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4. DS 16-069 (Lehman) 
Alan Lehman 
Vizcaino, 11 SE of Mountain View 
Blk: 103, Lot: 26 & 28 
APN: 010-052-015 

 
 

5. DS 16-037 (Kramer) 
James Kean 
SE Corner of 6th Ave. and Perry 
Newberry 
Blk: BB, Lot: 13 
APN: 009-162-018 
 

Consideration of a Final Design Study (DS 16-069) 
and associated Coastal Development Permit for the 
demolition of an existing residence and construction 
of a new single-family residence located in the 
Single-Family Residential (R-1) Zoning District 
 
 
Consideration of a Concept and Final Design Study 
(DS 16-037) and associated Coastal Development 
Permit for alterations to an existing residence located 
in the Single-Family Residential (R-1) Zoning 
District 
 
 
 

6. DS 16-113 (McClean and Boyd) 
Claudio Ortiz Design Group 
Dolores Street, 3 SE of 13th Avenue  
Blk: 143;  Lot: ½ of 6 and ½ of 8  
APN: 010-165-036 

Consideration of a Combined Concept and Final 
Design Study (DS 16-113) and associated Coastal 
Development Permit for alterations to an existing  
residence located in the Single-Family Residential 
(R-1) Zoning District 
 
 

7. DS 16-074 (Carmel Development II, 
LLC) 
Forest Road, 3 SW of Ocean Avenue 
Blk:  83, Lot:  3 
APN:  010-041-003 

Consideration of a combined Concept and Final 
Design Study (DS 16-074) and associated Coastal 
Development Permit for an addition and substantial 
alterations to an existing residence located in the 
Single-Family Residential (R-1) Zoning District 
 
 

8. DS 16-103 (McFarland) 
Justin Pauly Architects  
SE Corner/10th Avenue and Lincoln 
Street 
Blk: 115; Lot:  2 
APN:  010-158-018 

Consideration of Concept Design Study (DS 16-103) 
and associated Coastal Development Permit for the 
demolition of an existing residence and construction 
of a new single-family residence located in the 
Single-Family Residential (R-1) Zoning District 
 
 

9. DR 16-101/SI 16-176 (Carmel Plaza) 
Belli Architectural Group 
Entire block surrounded by Ocean Ave., 
Junipero Street, 7th Ave, and Mission St. 
Blk: 78, Lot: 1-27 
APN: 010-086-006 
 

Consideration of a Concept Design Review (DR 16-
101) and Sign Permit Application (SI 16-176) for 
alterations to the interior and exterior the Carmel 
Plaza which is located in the Central Commercial 
(CC) Zoning District 

10. Wine Tasting Policy (City of Carmel) 
Carmel-by-the-Sea 
Commercial Zoning Districts  

Annual review of the City’s Wine Tasting Policy 
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I. DIRECTOR’S REPORT 
 

1. Monthly Activity Report 
2. Scheduling of June 2016 meeting 

 
J. SUB-COMMITTEE REPORTS 
 

1. Restaurant Subcommittee update 
  

K. ADJOURNMENT 
 

The next meeting of the Planning Commission will be: 
 

Wednesday, June, 2016 (Note: Date may be changed depending on 
commissioner scheduling conflicts) 

 
The City of Carmel-by-the-Sea does not discriminate against persons with disabilities.  
Carmel-by-the-Sea City Hall is an accessible facility.  The City of Carmel-by-the-Sea 
telecommunications device for the Deaf/Speech Impaired (T.D.D.) Number is 1-800-735-
2929. 
 
The City Council Chambers is equipped with a portable microphone for anyone unable to 
come to the podium.  Assisted listening devices are available upon request of the 
Administrative Coordinator.  If you need assistance, please advise the Planning 
Commission Secretary what item you would like to comment on and the microphone will 
be brought to you. 

 
NO AGENDA ITEM WILL BE CONSIDERED AFTER 8:00 P.M. UNLESS 
AUTHORIZED BY A MAJORITY VOTE OF THE PLANNING COMMISSION.  ANY 
AGENDA ITEMS NOT CONSIDERED AT THE MEETING WILL BE CONTINUED 
TO A FUTURE DATE DETERMINED BY THE COMMISSION. 
 
Any writings or documents provided to a majority of the Planning Commission regarding 
any item on this agenda will be made available for public inspection in the Planning & 
Building Department located in City Hall, east side of Monte Verde between Ocean & 7th 
Avenues, during normal business hours. 
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AFFIDAVIT OF POSTING 

I, Marc Wiener, Interim Community Planning and Building Director, for the City of Carmel-by-
the-Sea, DO HEREBY CERTIFY, under penalty of perjury under the laws of the State of 
California, that the foregoing notice was posted at the Carmel-by-the-Sea City Hall bulletin 
board, posted at the Harrison Memorial Library on Ocean and Lincoln Avenues and the Carmel 
Post Office. 
 
Dated this 6th day of May 2016 at the hour of 4:00 p.m. 
 
 
____________________________________ 
Marc Wiener 
Interim Community Planning and Building Director 
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION REGULAR MEETING – MINUTES 

 MARCH 9, 2016  
 

 
A. CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION 
 
 PRESENT: Commissioners: Martin, Paterson, Reimers, LePage and Goodhue 
 
 ABSENT: NONE 
  
 STAFF PRESENT: Marc Wiener, Acting Planning & Building Director 

 Ashley Hobson, Contract Planner 
 Matthew Sundt, Contract Planner 
 Catherine Tarone, Assistant Planner 
 Cortina Whitmore, Planning Commission Secretary 
 

B. TOUR OF INSPECTION 
 

The Commission convened at 2:45 p.m. and then toured the following sites:  
 

• DR 16-032 (Leidig/Draper), SW corner of Dolores & 5th; Blk: 55, Lot: 1-4  
• DR 16-217 (Chadwick), Scenic Rd. 2 NW of 8th Ave.; Blk: C2, Lot 10&11 
• DS 16-012 (Green), Dolores St. 3 NE of Santa Lucia; Blk: 143,  Lot: 30 
• DS 16-024 (BSI Holdings), SW corner of Santa Lucia & Dolores; Blk: 8, Lot 7 

 
C. ROLL CALL  
 

Chairman Goodhue called the meeting to order at 4:00 p.m.  
 

D. PLEDGE OF ALLEGIANCE 
 
 Members of the audience joined Commission Members in the Pledge of Allegiance. 
 

 
E.  ANNOUCNCEMENTS/EXTRAORDINARY BUSINESS 

 
N/A 
 

F. APPEARANCES 
 
   N/A 
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G. CONSENT AGENDA 
  

Items placed on the Consent Agenda are considered to be routine and are acted upon by 
the Commission in one motion.  There is no discussion of these items prior to the 
Commission action unless a member of the Commission, staff, or public requests specific 
items be discussed and removed from the Consent Agenda.  It is understood that the staff 
recommends approval of all consent items.  Each item on the Consent Agenda approved 
by the Commission shall be deemed to have been considered in full and adopted as 
recommended. 

  
1. Draft minutes from the January 13, 2016 Planning Commission Special Meeting. 

 
Commissioner Reimers noted the correct address of the mentioned “bump-out” on       
page 1 under Section E of the January 13, 2016 minutes is San Antonio and 4th.  
 
Commissioner LePage moved to accept the draft minutes with correction as noted. 
Commissioner Reimers seconded the motion and carried the following vote: 5-0-0. 
 
AYES:      COMMISSIONERS: MARTIN, REIMERS, PATERSON, LEPAGE & 

GOODHUE  
NOES:             COMMISSIONERS: NONE 
ABSENT:        COMMISSIONERS: NONE 
ABSTAIN:      COMMISSIONERS: NONE 
 
2. Draft minutes from the February 10, 2016 Planning Commission Meeting. 
 
Chair Goodhue noted corrections to the February 10, 2016 draft minutes. Commissioner 
Reimers noted her corrections and clarified the correct name of the book she is writing 
titled “Quirky Codes of Carmel.” Commissioner Martin clarified he recused himself from 
UP 16-100 (7th and Dolores) at the Applicant’s request after Commissioner Martin 
announced he previously photographed a wedding at 7th and Dolores. 
 
Commissioner LePage moved to accept the draft minutes with correction as noted. 
Commissioner Reimers seconded the motion and carried the following vote: 5-0-0. 
 
AYES:      COMMISSIONERS: MARTIN, REIMERS, PATERSON, LEPAGE &   

GOODHUE  
NOES:             COMMISSIONERS: NONE 
ABSENT:        COMMISSIONERS: NONE 
ABSTAIN:      COMMISSIONERS: NONE 
 
Commissioner LePage recommended the Commissioners provide written corrections to 
the Planning Commission Secretary.  
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H. PUBLIC HEARINGS 
 

 
1. MP 16-075 (Carmel) 

City of Carmel-by-the-Sea 
City-Wide 

Consideration of a draft ordinance (MP 16-075) 
that would regulate wood-burning fireplaces in 
newly constructed or remodeled buildings. The 
Planning Commission will be making 
recommendations to the City Council 

 
Marc Wiener, Acting Planning Director summarized draft ordinance and answered 
questions from the Commission.  
 
Speaker #1: Ben Beckner, representative from Capo Fireside provided explanation on 
how the catalyst operates in fireplaces and answered questions from the Commissioners. 
 
Chair Goodhue opened the meeting to the public. 
 
Speaker #2: Jeanne McCulloch, Carmel resident informed the Commission she started a 
petition to support limited number of fires at the beach. 
 
Chair Goodhue informed Speaker #2 only items on the agenda are to be heard during the 
public hearing.  
 
Speaker #3: Roberta Miller noted the City needs to be proactive to help the environment. 
 
Speaker #4: Resident, Trisha Daly provided Monterey County EPA data to the 
Commission. 
 
Speaker #5: Ben Beesley expressed his view that fireplaces are a part of Carmel’s 
character and the involvement of the EPA.  
 
Speaker #6: Al Saroyan, Carmel Resident expressed his concerns in regards to the draft 
ordinance and suggested the Commission consider implementing the ordinance for new 
construction. 
 
Speaker #7: Richard Kreitman expressed his opinion regarding Carmel’s air quality.  
 
Speaker#8: Barbara Livingston noted she is in favor of the City reducing the number of 
wood-burning fireplaces in the City. 
 
Speaker #9: Glen Nash spoke in favor of the City’s efforts to mitigate wood-burning 
fireplaces.  
 
Seeing no other speakers, Chair Goodhue closed the public hearing. 
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The Commissioners held discussion.  
 
Commissioner Reimers asked for clarification on how the device operates and noted 
concern for existing wood-burning fireplaces. Commissioner Martin suggested the City 
explore an incentive program to encourage residents to convert to gas. Commissioner 
Paterson agreed with Commissioner Reimers comments and encouraged the City to 
conduct workshops and gather more information. Commissioner LePage noted a dollar 
amount is arbitrary and a percentage is more stable trigger. Chair Goodhue noted his 
support for the least restrictive method. 
 
Commissioner LePage moved to recommend to the City Council alternative #2, 
eliminate monetary trigger, allow 50% demolition trigger, remove language of items 
not to burn and allow clean, dry, seasoned wood or appropriate kindling products to 
burn.  Commissioner Martin seconded the motion and carried the following vote 3-
2-0-0. 
 
AYES:                    COMMISSIONERS: MARTIN, REIMERS & LEPAGE  
NOES:                    COMMISSIONERS: PATERSON & GOODHUE 
ABSENT:               COMMISSIONERS: NONE 
ABSTAIN:             COMMISSIONERS: NONE 
 
 
2. DR 16-32 (Leidig/Draper) 
    Erik Dyar 
    SW corner of Dolores & 5th              

                Blk: 55, Lot: 1-4 
    APN: 010-138-021  
       

Preliminary concept review of a proposal 
(DR 16-32) to demolish an existing 
commercial building in order to construct 
a new mixed-use commercial building 
that would include 3,702 square feet of 
commercial space, 8 dwelling units, and 
an underground garage. The project site 
is located in the Service Commercial 
(SC) Zoning District 
 

 
Marc Wiener, Acting Planning Director provided staff report. 
 
Speaker #1:  Applicant, Erik Dyar, Architect provided project history and summarized 
project design details. 
 
Speaker #2: Bob Leidig, Owner noted two lower level apartments will be designated to 
the Carmel Foundation for the Foundation to manage. 
  
Chair Goodhue opened the public hearing. 
 
Speaker #3: Barbara Livingston expressed her support of the project. 
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Speaker #4: M0r. and Mrs. Celliti, Owners of Friar Tuck’s inquired if the proposed 
underground parking will be available for the general public and stated additional 
concerns.  
 
Speaker #5: Greg Salehi, inquired to number of local businesses that will be displaced 
during construction and how many businesses will return. 
 
Speaker #1: Erik Dyar answered questions from the public. 
 
Chair Goodhue closed the public hearing. 
 
The Commission held discussion. Commissioner LePage noted the project is well 
designed. Commissioner Reimers agreed with Commissioner LePage’s comments and 
Commissioner Martin expressed his support for the project. Vice Chair Paterson also 
commended the project and the addition of affordable housing to the City. 
 
Commissioner Paterson moved to approve DR 16-32 (Leidig/Draper). Motion 
seconded by Commissioner Martin and carried on a vote 5-0-0-0: 
 
     AYES: COMMISSIONERS: MARTIN, PATERSON, REIMERS, 

LEPAGE & GOODHUE 
     NOES:                   COMMISSIONERS: NONE 
     ABSENT:              COMMISSIONERS: NONE 

                 ABSTAIN:            COMMISSIONERS: NONE 
 

            3.    SI 16-07 (Hotel Carmel) 
                   San Carlos at 4th Ave. 
                   SE corner San Carlos at 4th    
                   Block:35 
                   Lots: 7,8,17,19, all 10,12,14,16 
                   APN: 010-123-014 

Consideration of a Sign Permit (SI 16-007) 
application for new signage at a hotel located 
in the Residential and Limited (RC) 
Commercial Zoning District  

 
Matthew Sundt, Contract Planner presented the staff report and noted SI 16-07 (Hotel 
Carmel) returned to the Planning Commission to provide color samples for Planning 
Commission approval. Mr. Sundt informed the Commission the applicant’s responded to 
all staff recommendations. 
 
Chair Goodhue opened the public hearing. 
 
Seeing no other speakers Chair Goodhue closed the public hearing. 
 
The Commission held brief discussion.  
 
Commissioner Martin moved to accept sign as proposed. Motion seconded by 
Commissioner LePage and carried the following roll call vote 5-0-0-0: 
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     AYES: COMMISSIONERS: MARTIN, PATERSON, REIMERS, 
LEPAGE & GOODHUE 

     NOES:                   COMMISSIONERS: NONE 
     ABSENT:              COMMISSIONERS: NONE 

                 ABSTAIN:            COMMISSIONERS: NONE 
 

            4.    DS 15-466 (Murphy) 
 Richard Rhodes 

                   Camino Real 3 SE of Ocean  
                   Blk: G,  Lot:8 & 10 
                   APN: 010-261-011 

Consideration of a Final Design Study (DS 15-
466) and Coastal Development Permit 
application to demolish an existing residence and 
construct a new residence located in the (RC) 
Commercial Zoning District 

  
Catherine Tarone, Assistant Planner presented staff report and summarized the design 
details. Ms. Tarone clarified the applicants addressed staff conditions and provided 
samples for the Commission to review.  
 
Speaker #1: Applicant/Richard Rhodes expressed the property owner’s intent for the 
home to retain the “old feeling.” 
 
Speaker #2: Dan Murphy, property owner provided family history and explained the 
material choices.  
 
Speaker #1: Applicant, Mr. Rhodes asked the Commission for permission to provide 
colors and samples for Planning Commission consideration at a later date.  
 
Chair Goodhue opened the public hearing. 
 
Speaker #3: Mike Murphy provided pictures of sample materials. 
 
Chair Goodhue opened the meeting to the public, seeing no other speaker Chair Goodhue 
closed the public hearing. 
 
Speaker #4: John Murphy noted the Murphy family’s intent to reuse materials. 
 
The Commission held discussion. Commissioner Reimers noted she is in favor of reusing 
existing materials. Commissioner Martin voiced concern with the roofing materials and 
asked the Commission to add a composition shingle condition. Commissioner Paterson 
noted he is in favor of the project and Commissioner LePage agreed and also requested a 
sample of the proposed roof material. 
  
Commissioner Paterson moved to accept application DS 16-466 (Murphy) as 
submitted with added condition the applicant return to the Commission with a 
sample of the composition shingle for review. Motion seconded by Commissioner 
Martin and carried the following roll call: 5-0-0-0. 
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AYES: COMMISSIONERS: PATERSON, MARTIN, LEPAGE, 
REIMERS & GOODHUE 

NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 

             5.    DR 15-217 (Chadwick) 
  Eric Miller Architects  

                    Scenic Rd. 2 NW of 8th Ave.    
                    Blk: C2,  Lot:10 & 11 
                    APN: 010-312-026 

Consideration of a Concept Design Study (DS 
15-217), Coastal Development Permit, and 
Variance (VA 16-070) applications for the 
demolition of existing residence and construction 
of a new residence located in the Single-Family 
Residential (R-1) Zoning District, Beach and 
Riparian (BR) Zoning District, and in the Appeal 
Jurisdiction/Beach Overlay (AB) Overlay 
Districts 

 
Matthew Sundt, Contract Planner presented the staff report for DR 15-217(Chadwick) 
and detailed the design changes. Mr. Sundt answered questions from the Commissioners. 
 
Speaker #1: Applicant, Eric Miller provided further detail regarding the design 
modifications. 
 
Chair Goodhue opened the public hearing.  
 
Speaker #2: Pamela Silkwood, representative for the Yencken’s, neighbors to the south 
asked the Commission for consideration in regards to the southern facing 2nd story 
window. 
 
Speaker #3: Gretchen Flesher requested a lower canopy tree for the tree replacement 
requirement on behalf of the Fugelsangs, neighbors to the east.  
 
Speaker #4:  Carmel resident, Barbara Livingston inquired if the applicant would be able 
to replant upper canopy trees in another location and to the large number of trucks 
required to remove the fill.  
 
Speaker #5: Simon Yencken, neighbor to the south noted his concern with the mass of the 
structure, privacy concerns, removal of soil and basement.  
 
Speaker #6: Anthony Lombardo read the definition of “story” for the City’s Municipal 
code. 
 
Seeing no other speakers, Chair Goodhue closed the public hearing.  
 
Mr. Wiener clarified the City Forester’s recommendation and noted the variance is to 
allow sufficient use of the backyard.  
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The Commission held discussion. Commissioner Martin addressed his concerns with the 
southern facing window and large entry as noted at the previous Planning Commission 
Meeting.  Commissioner LePage also voiced his concern with the size of the entry way 
and privacy concerns in regards to the south facing window. Commissioner Reimers 
added her concern with the southern window as well. Commissioner Paterson suggested 
the replanting of two lower canopy trees, removal of the grand entry and 2nd story 
southern window. Chair Goodhue concluded the discussion in agreement with the 
removal of the south facing window, addition of two lower canopy trees and the 
reduction of the size of the entry and decks.  
 
Commissioner LePage moved to accept application DR 15-217 (Chadwick) the with  
directive the applicant simplify the grand entry, eliminate the 2nd story southern 
facing window, work with the City Forester to determine the species of the two 
lower canopy trees as required and to work with the neighbors on the placement of 
the lower canopy trees. Motion seconded by Commissioner Martin and carried the 
following roll call: 5-0-0-0. 
 
AYES:                      COMMISSIONERS: PATERSON, MARTIN, LEPAGE, REIMERS 

& GOODHUE 
NOES:                     COMMISSIONERS: NONE 
ABSENT:                COMMISSIONERS: NONE 
ABSTAIN:              COMMISSIONERS: NONE 
 
 
6. DS 16-012 (Green) 

Dolores 3 NE of Santa Lucia  
      Blk: 143, Lot: 30  
     APN: 010-165-026 
       

Consideration of a Concept Design 
Study (DS 16-012) and associated 
Coastal Development Permit for an 
addition and substantial alterations to an 
existing residence located in the Single-
Family Residential (R-6) Zoning 
District    

 
Chair Goodhue recused himself from item #6. 
 
Matthew Sundt, Contract Planner provided staff report and presented two alternative 
designs for the Commission to review.  
 
Speaker #1: Applicant, Scott Green summarized the two alternative design options and 
noted he is in favor of alternative “B.” Mr. Green answered questions from the 
Commission.  
 
Commissioner Reimers noted her acquaintance with Mrs. Green. 
 
Vice Chair Paterson opened the public hearing. Seeing no other speaker the public 
hearing was closed. 
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The Commission held brief discussion.  
 
Commissioner Martin began discussion and noted too many materials and would like to 
see the design simplified. Commissioner LePage added his support for alternative “A.” 
Commissioner Paterson concluded the discussion with his support for alternative “A.”  
 
Commissioner LePage moved to accept application DS 16-012 (Green) per staff 
recommendations and addition  condition  the applicant return with a revised 
design close to alternative “A” per Planning Commission and staff 
recommendations. Motion seconded by Commissioner Reimers and carried the 
following roll call: 3-1-0-1. 
 
AYES:                      COMMISSIONERS: PATERSON, LEPAGE & REIMERS  
NOES:                      COMMISSIONERS: MARTIN 
ABSENT:                 COMMISSIONERS: NONE 
ABSTAIN:               COMMISSIONERS: GOODHUE 
 
7. DS 16-024 (BSI Holdings) 

BSI Holdings 
SW corner of Santa Lucia & 
Dolores  

      Blk: 8, Lot:7  
      APN: 009-381-007 

                 

Consideration of a Concept Design Study 
(DS 16-024) and associated Coastal 
Development Permit for an addition and 
substantial alterations to an existing 
residence located in the Single-Family 
Residential (R-6) Zoning District 

Ashley Hobson, Contract Planner presented staff report and noted staff concerns. 
 
Chair Goodhue opened the public hearing. 
 
Speaker #1: Al Saroyan, Applicant and project Architect noted the residence is difficult 
to see due to the property’s topography.  
 
Speaker #2: Southern neighbor, voiced appreciation that privacy concerns were taken into 
consideration and expressed willingness to work with the applicant and noted concern in 
regards to drainage.  
 
Chair Goodhue closed the public hearing.  
 
The Commission held discussion.   
 
Commissioner Reimers voiced her design concerns. Commissioner LePage also voiced 
concern with the large entry. Commissioner Martin and Paterson both agreed with 
Commissioner LePage and Reimers. Chair Goodhue added the residence is too large. 
 
Commissioner LePage motioned to continue DS 16-024 (BSI Holdings) with the 
direction given by staff and the Planning Commission. Motion seconded by 
Commissioner Paterson and carried the following roll call: 5-0-0-0. 
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AYES:                        COMMISSIONERS: PATERSON, MARTIN, LEPAGE,  

REIMERS& GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 
8. APP 16-011 (Carmel Blo) 

Chioma Carmel 
Dolores St. 2 NE of 8th Ave. 

      Blk: 91, Lot:16  
      APN: 010-145-009 

                 

Consideration of an Appeal ( APP 16-
011) of the administrative denial of the 
amendment to a Business License (BL 
15-416) to allow for the ancillary sale of 
alcohol in a hair salon  

      Item #7 APP 16-0111 (Carmel Blo) continued per applicant’s request. 
 
9. City of Carmel 

Single-Family (R-1) District  
 

                 

Consideration of Roofing Subcommittee 
draft policy to expand the list of 
acceptable roofing materials in the 
Single-Family Residential (R-1) Zoning 
District  

Marc Wiener, Acting Planning Director provided summary of the Roofing Subcommittee 
draft policy. 
 
Chair Goodhue opened the public hearing, seeing no speakers the public hearing was 
closed. 
 
The Commission held brief discussion. The Commissioner discussed including the 
Commercial District to the roofing policy and Chair Goodhue noted the wording “the 
City will consider requests when installation of proposed materials can be shown” will 
need to be added to the draft. 
 
Commissioner LePage moved to accept the Roofing Subcommittee’s draft policy 
regarding acceptable roofing materials and to include the Commercial District as 
part of the policy. Motion seconded by Commissioner Paterson and carried the 
following roll call: 5-0-0-0. 
 
AYES:                      COMMISSIONERS: PATERSON, MARTIN, LEPAGE, REIMERS 

& GOODHUE 
NOES:                     COMMISSIONERS: NONE 
ABSENT:                COMMISSIONERS: NONE 
ABSTAIN:              COMMISSIONERS: NONE 
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10. City of Carmel-by-the Sea  
City-Wide 

                 

Appointment of a subcommittee to 
develop a policy for the care and 
maintenance of City war memorials. 

Marc Wiener announced the appointment of a City war memorial subcommittee. 
Commissioner LePage and Paterson were appointed to the subcommittee. 
 
Chair Goodhue opened the public hearing  
 
Speaker #1: Mike Brown noted the deterioration of the war bell memorial and challenges 
in locating similar stone materials for repair. 
 
Chair Goodhue closed the public hearing. 

 
I. DIRECTOR’S REPORT 

1. Update from the Director 
 

Acting Planning Director, Marc Wiener informed the Commission of the City Council’s      
approval of the replacement of the War memorial. Mr. Wiener noted the Capital Fee Plan 
will be ready for review in April and informed the Commission the Planning 
Department’s Three year Work Plan was submitted to the City Administrator for review.  
 

J. SUB-COMMITTEE REPORTS 
1. Discussion on current subcommittees  
 
Commissioner Paterson Martin noted the restaurant subcommittee faces challenging 
issues.  
 
Marc Wiener noted a Wine tasting Policy update in April 2016. 

              
K. ADJOURNMENT 
 

There being no further business, Chair Goodhue adjourned the meeting at 8:36 p.m.  
 

The next meeting of the Planning Commission is scheduled: 
 

            Wednesday, April 13, 2016 at 4:00 p.m. – Regular Meeting 
 

 SIGNED:  

 
_____________________________________ 

 Donald Goodhue, Planning Commission Chair 
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 ATTEST: 
 
             _________________________________________ 
 Cortina Whitmore, Planning Commission Secretary  
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CITY OF CARMEL-BY-THE-SEA 
 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners  

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of special conditions associated with the approval of a 
Design Study (DS 15-217) application for the demolition of an existing 
residence and construction of a new single-family residence.   

 
 
Recommendation: 
 
Approve the revised front entry design.  
  
Application: DS 15-217 (Chadwick) APN: 010-312-026  
Block:  C2 Lot(s): 10 & 11 
Location: Scenic Road, 2 NW of 8th  
Applicant:  Eric Miller Architects, AIA Property Owner: Chadwick Living Trust 
 
Background and Project Description:  
 
On April 13, 2016 the Planning Commission approved a Design Study (DS 15-217) application for 
the construction of a new residence, with a condition that the applicant return with a revised 
front entry design.  The Planning Commission had concerns about the mass and height of the 
front entry.  The applicant has lowered the front entry element by 4 feet as depicted on Sheet 
A-3.1 of the plans (Attachment A).  Staff supports the revision.  
 
ATTACHMENT:   
 
Attachment A – Original Front Entry 
Attachment B – Revised Entry Design 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Michael Branson, City Forester 

Subject:  Consideration of a five year, renewable Coastal Development Permit (CDP 
16-155) for invasive species removal and maintenance activities in Mission 
Trail Nature Preserve  

 
Recommendation: 
 
Approve the issuance of a five year, renewable Coastal Development Permit for invasive species 
removal and maintenance activities in Mission Trail Nature Preserve.  
 
Application: CDP 16-155 APNs:   010-061-006, 010-061-007 
   010-061-008, 009-341-001 
   009-341-008 
   
Location: Mission Trail Nature Preserve 
  
Applicant:  City of Carmel-by-the-Sea  
 
Background and Project Description:  
 
The Mission Trail Nature Preserve (‘Preserve”) was established as a natural parkland for passive 
recreational use by City Council in 1979. The park boundaries encompass 35 acres of mostly 
undeveloped lands and includes the Flanders Mansion, the Lester Rowntree Native Plant Garden 
and the meadow of Martin Road. Primary uses include hiking, jogging, birding and relaxation in 
a quiet natural setting.   
 
The entire Preserve, except for the Flanders Mansion Parcel and the Lester Rowntree Native Plant 
Garden, is designated as an Environmentally Sensitive Habitat Area (ESHA).  ESHAs are defined in 
the City’s Local Coastal Program/Land Use Plan (CDP/LUP) and in the California Coastal Act of 
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1976 as “any area in which plant or animal life or their habitats are either rare or especially 
valuable because of their special nature or role in an ecosystem and which could be easily 
disturbed or degraded by human activities and developments.”  In a more natural setting, ESHAs 
would be self-sustaining and would not need active management.  However, the Preserve is an 
isolated remnant of a larger environmentally-sensitive area and is surrounded by urban 
development.  Active management is essential if the resource values of this habitat are to be 
protected and preserved. 

 
The Mission Trail Nature Preserve Master Plan (Attachment C) was adopted by the City in 1996 
and incorporated into the City’s General Plan and LCP/LUP in 2004. The purpose of the Master 
Plan is to establish and maintain long-range goals for preservation and use of the Preserve and 
to guide the City in its decision making process concerning the management of the Mission Trail 
Nature Preserve. Several goals, objectives and policies within the Master Plan identify the various 
maintenance activities the City needs do in order to keep the Preserve in an attractive natural 
state and define the scope of work for the Coastal Development Permit (CDP). 
 
Staff Analysis:  
 
A CDP is required under Chapter 17.52 (Permit Procedures) of the City’s Municipal Code.  The 
CDP will provide authorization for the City to perform regular maintenance activities such as road 
clearance, hazardous tree removal, mowing, and trail maintenance, as well as invasive species 
removal. Staff is requesting a five year, renewable permit due to the fact that many of the 
maintenance activities are simple annual events such as mowing annual grasses for fuel reduction 
while others such as invasive plant removal are multi-year endeavors just to get to a point of 
control. 
 
Individual projects that are outside of the scope of maintenance activities will require their own 
separate CDP(s). Some activities within the drainage channel in the Preserve may also need a 
Streambed Alteration Permit from the California Department of Fish and Wildlife prior to work 
commencing.  
 
In order to obtain an up-to-date biological habitat assessment and refine the implementation of 
the Master Plan maintenance policies, the City retained the services of Nicole Nedeff, a 
consulting ecologist, who created a Baseline Biological Assessment Report for the Preserve. Her 
report is divided into two parts.  Part 1 is the baseline biological assessment and addresses the 
property description, geographic setting, land use, zoning, easements and infrastructure, natural 

26



CDP 16-155 (Mission Trail Nature Preserve Maintenance Activities) 
May 11, 2016 
Staff Report  
Page 3  
 
communities, and special status plant and animal species. Part 2 contains the management 
recommendations and addresses the habitat management recommendations and special 
projects including weed management, trail maintenance, parking strategies, rare plant 
conservation, the Lester Rowntree Native Plant Garden and Flanders Mansion, stream 
stabilization, and general property management. The report utilizes several maps and figures to 
support the narrative.  
 
Table 3 of the report is entitled: Priority Projects and Invasive Species Work Plan. This table, which 
is included as Attachment D, provides a matrix of projects, action timelines, goals, treatments, 
potential habitat impacts, follow-up needs, best management practices, and success criteria for 
different habitats within the Preserve. This table sets forth a defined plan that the City will use 
for the continued implementation of the Master Plan and its goals, objectives, and policies. Some 
elements of Table 3 relate to future projects that would be processed with separate and 
subsequent CDPs. 
 
Scope of Work for this CDP:  Various types of maintenance activities are identified in the Master 
Plan particularly in sections C, D, E, and K. The proposed maintenance activities would help 
advance the overall goals of the Master Plan by maintaining and enhancing the physical and 
environmental attributes of the Preserve while avoiding and minimizing adverse environmental 
impacts. The proposed activities covered by the CDP would further Goal G5-11 of the Master 
Plan, which states:  
 

• Maintain Mission Trail Nature Preserve using great care to avoid the degradation of 
resources. 

 
Section F of the Master Plan includes the following objective: 
 

• O5-38   Manage environmentally sensitive habitats in Mission Trail Nature 
Preserve to maintain and enhance their natural integrity. Preserve and protect the 
Mission Trail Nature Preserve native plant, wild animal and bird population. 

 
Specific maintenance activities that would be covered by this CDP are also reflected in policies 
set forth in Section K of the Master Plan.  These include the following: 
 

• P5-149  Repair stream bank deterioration as it occurs, and remove inert debris and 
new growth to the extent that they prohibit water flow within the established channel. 
(Annually: September – October.) 
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• P5-150  Clean and grade road shoulders and maintain culverts to ensure 

continuous drainage.  Trim vegetation to the extent necessary to allow access of 
equipment. (Annually: September – October.) 

 
• P5-151  Remove fallen limbs and trees from the stream channels. (As needed.) 

 
• P5-152  Place rip-rap to prevent erosion only in situations where private property 

or public safety is at risk. (As needed.) 
 

• P5-153  Mow meadow grasses to reduce the risk of fire (June) if consistent with 
special status plant management needs. 

 
• P5-154  Maintain Serra trail to allow access of emergency vehicles. (Semi-

annually.) 
 

• P5-155  Remove dead/hazardous trees only as needed.  Leave dead trunks in 
place when not hazardous to provide habitat for woodpeckers and other fauna. 

 
• P5-156  Conduct trail maintenance and clearance.  (June – August.) 

 
 
Other policies within the Plan that address maintenance activities are: 
 

• P5-270  Continue the annual Monterey pine seedling planting during the winter 
of each year (using the seed collecting guidelines of the Genetic Resources Conservation 
Program of the University of California at Davis, in order to maintain appropriate genetic 
diversity).  Enhance efforts to replant and maintain native tree species similar to nearby 
native riparian vegetation. 
 

• P5-118  Avoid removal or pruning of native riparian vegetation except for 
drainage channel and road/trail clearance and/or for the purpose of new native 
indigenous tree/shrub establishment. 

 
• P5-119  Remove by hand nonnative shrubs and their roots invading these areas 

during late spring when soils are moist and before seed/seed pods become viable. 
 

• P5-122  Organize volunteer work groups to remove nonnative plants from the 
Preserve.   
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• P5-131  Remove fallen trees and limbs from the stream channels as needed.  
Place natural boulders and creek cobbles to prevent erosion only in situations where 
private property or public safety is at risk. 

 
• P5-124  Remove intentionally introduced plants and invasives by instituting an 

annual program through joint efforts of contract workers and volunteers. 
 

• P5-133  Maintain the box culvert inlet adjacent to Rio Road to prevent flooding. 
 

• P5-135  Preclude manmade objects from inhibiting drainage along the road in 
Mission Trail Nature Preserve. 

 
• P5-136  Maintain the shoulders and cross flows on the Preserve bed to insure 

surface water can easily enter the creek. 
 

• P5-137  Clean and grade road shoulders and maintain culverts at least twice yearly, 
to insure continuous drainage. Trimming by the Forest, Parks, and Beach staff will be 
conducted to the extent necessary to allow access by the City maintenance equipment 
and fire apparatus. 

 
Specific provisions in the Master Plan directing the removal of invasive horticultural species 
from the Preserve are the following: 
 

• O5-27 Reduce the introduction and population of invasive horticultural species in the 
Preserve. 

 
• P5-22 Organize volunteer work groups to remove nonnative plants from the Preserve. 

The California Department of forestry and Fire Protection Crews from Gabilan Camp 
could be used to assist this effort. 
 

• P5-124 Consider removal of both intentionally introduced plants and invasives by 
instituting an annual program through joint efforts of contract workers and volunteers. 

 
While many of the maintenance activities and removal of non-native horticultural species will be 
accomplished by hand or with simple hand tools, there will be a need for more specialized 
equipment for certain elements, in particular for the removal of invasive trees. Special equipment 
to be used includes work trucks of various size, chainsaws, backhoes, cranes, chippers, bucket 
trucks, dumpsters, and stump grinders. 
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Environmental Review:  The proposed project qualifies for a Class 4 Categorical Exemption from 
CEQA requirements, pursuant to Section 15304 of the State CEQA Guidelines.  Class 4 exemptions 
are for Minor Alterations to Land and include alterations in the condition of land, water, and/or 
vegetation, which do not involve removal of healthy or mature trees.   
 
In order to comply with and complete all of the maintenance objectives with in the preserve each 
activity will include the appropriate environmental impact avoidance measures as set forth in the 
biological assessment. Table 3 of the assessment provides a work plan for the removal of invasive 
species and other associated projects within the Preserve. Each work project in Table 3 identifies 
the project, the goal of the project, preferred treatments potential habitat impacts, follow-up 
treatments, best management practices, and success criteria. Additionally, each work project will 
include a pre-project site visit by a qualified botanist or biologist to evaluate any changed 
circumstances in the flora and fauna that may be affected, such as nesting birds and the following 
special status and federal or state “listed” plant and animals in the Preserve:  
 

• Monterey Dusky-footed Woodrat 
• Monarch Butterfly winter roost 
• Yadon’s rein-orchid 
• Hickman’s onion 

 
Any work where these species are present will follow impact avoidance protocol(s) as set forth 
in the biological assessment to prevent any long-term damage to the species and their habitat 
within the Preserve. A qualified botanist or biologist will be retained prior to work in areas 
known or suspected to have sensitive species and habitat to provide pertinent information and 
direction regarding work where these species are present. 
 
Additional project components that will be implemented for individual maintenance activities 
include: 
 

• Seasonal limitations. Planned work in the riparian areas will be scheduled during the dry 
months when there is less water around, access is improved, and soil compaction is less 
likely.  

• Bird nesting. Projects involving invasive tree removal should be performed outside the 
bird nesting season, or between September 1 and February 29. Any proposed tree or 
brush removal within the nesting season (March 1 through August 31) will require a pre-
project bird nesting survey by a qualified biologist.  

• Trail closures. Some work activities will require temporary closure of roads and trails for 
public safety while work is in progress. The duration of and trail closures will be limited 
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to the maximum practicable extent, and temporary trail closure signage installed on 
either end of the work zone. 

• Fire safety and fuel loads. Fire safety activities will be completed prior to the declaration 
of fire season (typically in late April or in May) for public safety. Consultation with the 
local fire department staff will occur to help determine the scale and timing of these 
activities. 

• Habitat restoration. Some maintenance activities will include site restoration to enhance 
the habitat values of the Preserve upon completion. Removing large areas of invasive 
trees or cape and English ivy are examples of activities that would require site 
restoration with erosion control materials such as jute netting and reseeding or 
replanting with native plants. 

 
ATTACHMENTS: 
 

• Attachment A – Findings 
• Attachment B – Conditions of Approval 
• Attachment C – Mission Trail Nature Preserve Master Plan 
• Attachment D – Letter of Support from Friends of MTNP  
• Attachment E – Baseline Biological Assessment Report, Table 3 
• Attachment F – Baseline Biological Assessment Report, available on City website at: 

http://ci.carmel.ca.us/carmel/index.cfm/government/city-meetings 
agendas/planning-commission-meeting1/ 
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Attachment A – Project Findings 

CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

FINDINGS FOR APPROVAL  
 
 
Application: CDP 16-155  
APNs:   010-061-006, 010-061-007, 010-061-008, 009-341-001, and 009-341-008 
Location: Mission Trail Nature Preserve  
Applicant:  City of Carmel-by-the-Sea 
 
 
CONSIDERATION: 
 
Consideration of a five year, renewable Coastal Development Permit for invasive species 
removal and maintenance activities in Mission Trail Nature Preserve  
 
FINDINGS OF FACT: 

 
1. On April 19, 2016, a Coastal Development Permit (CDP) application was filed by the City 

Public Works Department for a five year, renewable term program for invasive species 
removal and maintenance activities in Mission Trail Nature Preserve.   

 
2. The proposed activities require a Coastal Development Permit under Section 

17.52.100.E.3 of the City’s Municipal Code because a CDP is required for maintenance 
activities in an environmentally sensitive habitat area and also because mechanized 
equipment will be used for some of these activities.   

 
3. A public hearing was held by the Planning Commission on May 11, 2016, for 

consideration of the CDP, with notice of said hearing published in the Carmel Pine Cone, 
mailed to owners within 300 feet of the project site, and delivered to occupants within 
100 feet of the project site at least 10 days prior to the public hearing. 
 

4. Staff from the Community Planning and Building Department evaluated the potential 
environmental impacts of the project and determined that the project meets the criteria 
for a categorical exemption under Section 15304 of the State Guidelines for the 
Implementation of the California Environmental Quality Act (CEQA). 

 
FINDINGS FOR APPROVAL: 
 
After taking public testimony and hearing evidence from the City staff, the Planning 
Commission makes the following findings: 
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1. The project, as conditioned, is consistent with the General Plan of the City of Carmel, 

including the Local Coastal Program and Title 17 (Zoning) of the City Municipal Code. In 
compliance with the City’s requirements, a Coastal Development Permit has been 
requested and is approved.   
 

2. The project, as conditioned, is consistent with and implements the Mission Trail Nature 
Preserve Master Plan, which is an appendix to the City’s Local Coastal Program. 

 
3. The proposed project is consistent with the land use designation of the site. 
 
4. The proposed project, as conditioned, will not generate adverse impacts to the Mission 

Trail Nature Preserve or surrounding properties.  
 
5. The proposed project, as conditioned, will not be injurious to public health, safety or 

welfare.  
 

6. The Planning Commission has considered the CEQA Categorical Exemption and 
determines that the Categorical Exemption has been prepared in compliance with CEQA 
and is adequate for this project. 
 

7. The documents and other materials that constitute the record of proceedings upon 
which this decision is based are in the custody of the Community Planning and Building 
Department of the City of Carmel-by-the-Sea located at Monte Verde Street between 
Ocean and 7th Avenues, Carmel-by-the-Sea, California, 93921. 
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CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

CONDITIONS OF APPROVAL 
 
Application: CDP 16-155  
APNs:   010-061-006, 010-061-007, 010-061-008, 009-341-001, and 009-341-008 
Location: Mission Trail Nature Preserve  
Applicant:  City of Carmel-by-the-Sea 
 
 
AUTHORIZATION: 
 
1. This CDP authorizes an initial 5-year period of maintenance activities in the Mission Trail 

Nature Preserve (Preserve) with the intention of renewal and extension as set forth in 
Special Condition #6 below.  The scope of the maintenance activities is as set forth in 
the 1996 Mission Trail Nature Preserve Master Plan, which is an appendix to the City’s 
certified Local Coastal Plan, and as refined in the 2015 Baseline Biological Assessment.  
In addition to the routine seasonal and annual maintenance activities within the 
Preserve, this CDP also authorizes an invasive species removal program as described in 
the Baseline Biological Assessment.   

 
2. Activities authorized by this CDP include weed management, trail maintenance, parking 

strategies, rare plant conservation, the Lester Rowntree Native Plant Garden and 
Flanders Mansion, stream stabilization, and general property management. 
Maintenance activities including invasive species removal are to be conducted during 
normal working days and hours, except for emergency work which may be conducted 
off-hours if necessary for public safety or to avoid environmental impacts.  

 
3. Mechanized equipment such as work trucks of various size, chainsaws, backhoes, 

cranes, chippers, bucket trucks, dumpsters, and stump grinders are authorized under 
this CDP. 
 

4. The initial term of this permit is for 5 years (through May of 2021).  Following the fifth 
year and before a sixth-year event is approved, the item shall return to the Planning 
Commission for discussion on any issues or suggested improvements.  The Planning 
Commission may add or amend the conditions of approval, or may decline to extend the 
permit.  Should there not be any issues, the permit may be extended for another 5-year 
period or for some other term acceptable to the Planning Commission. 
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SPECIAL CONDITIONS: 

 
5. For each year of the permit, the City shall maintain a list of specific activities carried out 

under the permit and by June 30th of each year provide a year-end summary of such 
activities to the Community Planning and Building Director for distribution to and 
presentation before the Planning Commission at the Commission’s July or August 
meeting.  
 

6. In April or May of 2021, and prior to the expiration of any extended term for the CDP, 
the activities authorized under this CDP will be reviewed by the Planning Commission at 
a duly-noticed public hearing with the CDP will be considered for extension and renewal 
for an additional 5-year period or for some other term acceptable to the Planning 
Commission.  As part of this extension request, an updated biological assessment may 
be prepared and provided to the Planning Commission for review. 
 

7. The activities authorized by this permit shall adhere to the impact avoidance 
components as set forth in the Baseline Biological Assessment and as summarized in the 
staff report for this item.  These include: 
 
a. Seasonal limitations. Planned work in the riparian areas will be scheduled during the 

dry months when there is less water around, access is improved, and soil 
compaction is less likely; 

b. Bird nesting. Projects involving invasive tree removal should be performed outside 
the bird nesting season, or between September 1 and February 29. Any proposed 
tree or brush removal within the nesting season (March 1 through August 31) will 
require a pre-project bird nesting survey by a qualified biologist; 

c. Trail closures. Some work activities will require temporary closure of roads and trails 
for public safety while work is in progress. The duration of and trail closures will be 
limited to the maximum practicable extent, and temporary trail closure signage 
installed on either end of the work zone; 

d. Fire safety and fuel loads. Fire safety activities will be completed prior to the 
declaration of fire season (typically in late April or in May) for public safety. 
Consultation with the local fire department staff will occur to help determine the 
scale and timing of these activities; 

e. Habitat restoration. Some maintenance activities will include site restoration to 
enhance the habitat values of the Preserve upon completion. Removing large areas 
of invasive trees or cape and English ivy are examples of activities that would require 
site restoration with erosion control materials such as jute netting and reseeding or 
replanting with native plants. 
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8. In the event of unanticipated issues associated with the project, this permit may be 

scheduled for reconsideration by the Planning Commission to amend the permit or 
conditions as necessary.  
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission 

May 11, 2016 

 
To: Chair Goodhue and Commissioners 
 
From: Marc Wiener, Interim Community Planning and Building Director 
 
Subject:  Consideration of a Sign Permit (SI 16-027) application for the installation 

of an awning/sign on a historic building located in the Central 
Commercial (CC) Zoning District  

 
 
Recommendation: 
 
Approve the Sign Permit (SI 16-027) application as submitted. 
 
Applications: SI 16-027 APN:  010-146-011 
Block:   76                            Lot:  12 
Location: Dolores St., 4 Parcels SE of Ocean Ave.   
Applicant:  Dennis Joshi Property Owner:  Carmel Properties, LLC. 
 
Background 
 
The project site is a commercial building located on the east side of Dolores Street 4 southeast 
of Ocean Avenue that includes three commercial spaces.  The subject building is listed on the 
City’s Historic Inventory. A business named “All About the Chocolate” was recently approved to 
occupy the middle space.  A business named “Silver From the Himalayas” was also recently 
approved to occupy the southerly space. Both businesses are owned by Mr. Dennis Joshi.  
There is an existing jewelry store named “B & G” jewelers that occupies the northerly space.   
 
All About the Chocolate required a Conditional Use Permit, which was initially denied by the 
Planning Commission, but approved by the City Council on appeal.  In its final motion, the 
Council required that the Planning Commission approve the future signage for “All About the 
Chocolate”.  The applicant has submitted an application to install an awning/sign on the 
storefront.  Staff notes that the applicant submitted a separate sign application (SI 16-028) to 
install a new awning/sign for “Silver of the Himalayas”, which was approved by staff following 
review by the Historic Resources Board.  Staff notes that the current awning used by “B & G 
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Jewelers” will also be replaced and all three awnings on the storefront will be a matching 
burgundy color with white lettering as depicted in Attachment A.   
 
On March 21, 2016, the Historic Resources Board (HRB) reviewed the proposed awnings and 
required a redesign the awning for All About the Chocolate.  The original design was a half-
dome shaped awning that matched the awnings on the north and south bays.  The project was 
continued and the applicant revised awning be a traditional-style design.  The HRB issued a 
Determination of Consistency with the Secretary’s Standards at its April 2016 meeting.  
 
Staff Analysis 
 
Awning Design:  The applicant is proposing a traditional-style awning with a valence.  The 
awning would be burgundy colored with white lettering.  The proposed awning would be 119” 
long with a depth of 39”.  All three awnings would project 14.5” from the front face of the wall.  
The applicant has indicated that there is a need for awning because it would help shield the 
space from sun exposure and protect food product, which could be damaged by heat.  Staff 
supports the proposal for an awning/sign.   
 
Alternatives:  The staff recommendation is to approve the proposed awning/sign.  However, if 
the Commission does not support the design, then the it could continue the application with 
specific direction given to the applicant. 
 
Environmental Review:  The application qualifies for a Class 11 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15311 of the 
State CEQA Guidelines.  Class 11 exemptions include placement of minor structures accessory 
to existing commercial, industrial, or institutional facilities, including on-premise signs.  
 
ATTACHMENTS: 

• Attachment A – Storefront/Awning Design 
• Attachment B – Awning Dimensions  
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Concept Review and Final Design Study (DS 16-068) for the 
construction of a new single-family residence located in the Single-Family 
Residential (R-1) Zoning District. 

 
 
Recommendation: 
 
Approve the Concept and Final Design Study (DS 16-068) and associated Coastal Development Permit 
subject to the attached findings and conditions. 
 
Application: DS 16-068 APN: 010-052-015 
Block:  103 Lot: 24 
Location: Vizcaino Street, 10 SE of Mountain View  
Applicant:  Alan Lehman Property Owner: OSBT Investments 
 
Background and Project Description:  
 
The project site is located on Vizcaino Street, ten parcels southeast of Mountain View.  The property 
is 4,000 square feet in size and the site is currently developed with a 2,545-square foot single family 
residence situated across multiple lots of record (block: 103, lots: 24, 26, and 28).  The applicant is 
proposing to demolish the existing residence and construct a new 1,800-square foot, one-story house 
with an attached garage on lot 24 only.  A separate application was submitted for a new residence on 
lots #26 and #28 (8,000-square foot lot), which is being reviewed as a separate project (Design Study 
16-069). The applicant has acquired additional water credits from the Malpaso Water Company which 
has allowed for the construction of two homes upon three lots of record.  
 
The applicant has submitted plans to build a new 1,800-square foot, one-story residence, consisting 
of the following project components: 1) a 200-square foot, attached garage on the front elevation, 2) 
Board and batten siding, 3) three cantilevered windows, 4) all wood windows and doors, 5) asphalt 
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composition shingle roofing, 6) a chimney with stone veneer, 6) all new site coverage including a 
driveway, a stone entryway and a stone patio, and 7) all new wood fencing around the property.  
 
This application was considered for conceptual review by the Planning Commission on April 13, 2016, 
and the Commission recommended that the applicant simplify the exterior materials.  The applicant 
has submitted revised plans that comply with the recommendations made by the Planning 
Commission.  The public noticing for April 13, 2016 meeting incorrectly identified the address.  For 
that reason that project was re-noticed with the correct address and the application has been 
scheduled for both Concept and Final approval.  
 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) 1,171 sf 1,800 sf (45%) 

Site Coverage 516 sf 1,840 sf** 516 sf  

Trees 3 Upper /1 Lower 
(recommended) 

3 upper / 1 lower 3 upper / 1 lower 

Ridge Height (1st/2nd) 18 ft/24 ft Max. 1st floor: 15 ft Max. 1st floor: 16 ft 2 in 

Plate Height (1st/2nd) 12 ft/18 ft Max. 1st floor: 8 ft 6 in Max. 1st floor: 8 ft 

Setbacks Minimum Required Existing Proposed 

Front  15 ft 30 ft 16 ft 

Composite Side Yard 10 ft (25%)  n/a Min:  13 ft 4 in 

Minimum Side Yard 3 ft North Side: 6 ft 

South Side: 0 

Min. North Side: 4 ft 7 in 

Min. South Side: 4 ft 4 in 

Rear 15 ft 12 ft Min: 3 ft* 

*Rear setback is 3-feet for portions under 15 feet in height 

**Existing site coverage was calculated for all 3 lots combined (lot 24, 26, & 28) 
 
Staff analysis:  
 
Previous Hearing: The following is a list of recommendations made by the Planning Commission and 
a staff analysis on how the applicant has or has not revised the design to comply with the 
recommendations.  
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1. The applicant shall simplify the finish materials prior to Final Planning Review to be consistent 
with the Residential Design Guidelines. 
 
The applicant originally proposed a combination of stucco with board and batten siding and 
stone veneer on the garage.  The Commission requested that the applicant simplify the 
proposed siding materials and the applicant is now proposing board and batten siding 
throughout the entire residence with a stone clad chimney on the north elevation.  In staff’s 
opinion, the revised siding materials have been simplified and are consistent with the 
Residential Design Guidelines.   
 

2. The applicant shall remove the proposal for a composition shingle roof and replace the roofing 
material with a natural material or an approved synthetic. 

 
The Planning Commission expressed concerns with the proposal for a composite shingle 
roofing material because it is not a natural or natural-appearing material.  The applicant 
indicated that the proposed composition shingles would be thick Presidential Style in a dark 
gray/black color.  Although the Commission requested a revision to the roofing material, the 
applicant has decided to maintain the proposal for an asphalt shingle roof.  Staff has 
recommended a condition that the applicant work with staff to determine an alternative 
material that more closely meets with Design Guidelines, such as natural wood shakes or an 
approved synthetic material.  

 
Other Project Components: 
 
Fences/Walls: All existing fences are proposed to be removed from the site and a new cedar fence is 
proposed along the side and rear property lines.  The fence is proposed to be 6-feet high with a gate 
on the north and south side of the residence. A detailed drawing of the fence is included on sheet A6 
of the plans. 
 
Exterior Lighting: With regard to light fixtures, Municipal Code Section 15.36.070.B.1 requires that 
exterior light fixtures on the building do not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens).  The locations of the proposed light fixtures are depicted on Sheet A6 of 
the plan set and in Attachment D.  The applicant is proposing seven wall sconce lights in the following 
locations: one at the main entrance, one on either side of the garage entrance, one along the south 
walkway, two in south stone patio, and one along the north side walkway.  The wall sconces will be 
Ripley brand aluminum down lit fixtures in a black color.  In addition to the wall sconces, the 
applicant is proposing four path lights located along the front entry walkway and in the south side 
walkway.  The path lights are proposed to be Hinkley Brand Harbor satin Black LED path lights, with a 
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height of 21 inches.  Staff has included appropriate conditions to ensure that the lights meet the 
Municipal Code Regulations.  
 
Site Coverage/Landscaping: The existing site coverage consists of an asphalt driveway, a brick patio, 
and various brick walkways, and exceeds the allowed coverage for this site.  The applicant is 
proposing to reduce the site coverage to compliance (516 square feet).  The proposed site coverage 
will consist of a paver driveway, a stone walkway, and two stone patios.   
 
With regard to the landscape, the applicant has submitted a landscape plan on sheet A6 of the plan 
set.  The applicant is proposing to plant evergreen shrubs, Japanese Painted Ferns, Australian Tree 
Ferns, Douglas Iris, and Tall Fescue grass throughout the site.  Additionally, one 5” Coast Live Oak 
located in the rear yard is proposed to be removed and one new Coast Live Oak is proposed to be 
planted in the front yard.  A condition of approval is included requiring the applicant to obtain a Tree 
Removal permit. 
 
Outdoor Fire Place: The project proposal includes an outdoor gas-burning fire table on the south side 
of the residence.  The chimney of the fireplace is proposed to be approximately 9 square feet, with a 
height of 13 inches.  The fire table is proposed to be located approximately four and one half feet 
away from the side property line.   
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property line 
and edge of paving is approximately 7 feet wide at the widest point.  Staff did not identify any 
encroachments within the ROW.   
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The project 
includes the construction of one single-family residence in a residential zone, and therefore qualifies 
for a Class 3 exemption.  The proposed residence does not present any unusual circumstances that 
would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings of Approval 
• Attachment C – Conditions of Approval 
• Attachment D – Lighting Details 
• Attachment E – Project Plans   
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will as to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

Coastal Development Findings (CMC 17.64.B.1):   

13.  Local Coastal Program Consistency:  The project conforms with the certified 
Local Coastal Program of the City of Carmel-by-the Sea. 

✔  
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Conditions of Approval 

No. Standard Conditions  
1. Authorization:  This approval of Design Study 16-068 (OSBT) authorizes a new 

1,800-square foot, one-story residence, consisting of the following project 
components: 1) a 200-square foot, attached garage on the front elevation, 2) board 
and batten siding, 3) three cantilevered windows with board and batten wood 
siding, 4) all wood windows and doors, 5) a chimney with a stone veneer, 6) all new 
site coverage including a driveway, a stone entryway and a stone patio, and 7) all 
new wood fencing around the property.  

✔ 

2. The project shall be constructed in conformance with all requirements of the local 
R-1 zoning ordinances.  All adopted building and fire codes shall be adhered to in 
preparing the working drawings. If any codes or ordinances require design elements 
to be changed, or if any other changes are requested at the time such plans are 
submitted, such changes may require additional environmental review and 
subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action unless 
an active building permit has been issued and maintained for the proposed 
construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall be 
submitted to the Department of Community Planning and Building and to the City 
Forester prior to the issuance of a building permit.  The landscape plan will be 
reviewed for compliance with the landscaping standards contained in the Zoning 
Code, including the following requirements: 1) all new landscaping shall be 75% 
drought-tolerant; 2) landscaped areas shall be irrigated by a drip/sprinkler system 
set on a timer; and 3) the project shall meet the City’s recommended tree density 
standards, unless otherwise approved by the City based on site conditions.  The 
landscaping plan shall show where new trees will be planted when new trees are 
required to be planted by the Forest and Beach Commission or the Planning 
Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If any 
tree roots larger than two inches (2”) are encountered during construction, the City 
Forester shall be contacted before cutting the roots.  The City Forester may require 
the roots to be bridged or may authorize the roots to be cut.  If roots larger than 

✔ 
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two inches (2”) in diameter are cut without prior City Forester approval or any 
significant tree is endangered as a result of construction activity, the building permit 
will be suspended and all work stopped until an investigation by the City Forester 
has been completed.  Twelve inches (12”) of mulch shall be evenly spread inside the 
dripline of all trees prior to the issuance of a building permit. 

7. Approval of this application does not permit an increase in water use on the project 
site. Should the Monterey Peninsula Water Management District determine that the 
use would result in an increase in water beyond the maximum units allowed on a 
4,000-square foot parcel, this permit will be scheduled for reconsideration and the 
appropriate findings will be prepared for review and adoption by the Planning 
Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building staff 
any proposed changes to the approved project plans prior to incorporating changes 
on the site.  If the applicant changes the project without first obtaining City 
approval, the applicant will be required to either: a) submit the change in writing 
and cease all work on the project until either the Planning Commission or staff has 
approved the change; or b) eliminate the change and submit the proposed change 
in writing for review. The project will be reviewed for its compliance to the 
approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, i.e., 
375 lumens) per fixture and shall be no higher than 10 feet above the ground.  
Landscape lighting shall be limited to 15 watts (incandescent equivalent, i.e., 225 
lumens) or less per fixture and shall not exceed 18 inches above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and glare 
visible from adjoining properties. The applicant shall install skylights with flashing 
that matches the roof color, or shall paint the skylight flashing to match the roof 
color. 

N/A 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, the 
applicant shall install a 10-square foot section on the building to be reviewed by 
planning staff on site to ensure conformity with City standards.   

✔ 

12. The applicant shall install unclad wood framed windows.  Windows that have been 
approved with divided lights shall be constructed with fixed wooden mullions.  Any 
window pane dividers, which are snap-in, or otherwise superficially applied, are not 
permitted. 

✔ 

13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 

✔ 
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liability; and shall reimburse the City for any expense incurred, resulting from, or in 
connection with any project approvals.  This includes any appeal, claim, suit, or 
other legal proceeding, to attack, set aside, void, or annul any project approval.  The 
City shall promptly notify the applicant of any legal proceeding, and shall cooperate 
fully in the defense.  The City may, at its sole discretion, participate in any such legal 
action, but participation shall not relieve the applicant of any obligation under this 
condition.  Should any party bring any legal action in connection with this project, 
the Superior Court of the County of Monterey, California, shall be the situs and have 
jurisdiction for the resolution of all such actions by the parties hereto. 

14. The driveway material shall extend beyond the property line into the public right of 
way as needed to connect to the paved street edge.  A minimal asphalt connection 
at the street edge may be required by the Superintendent of Streets or the Building 
Official, depending on site conditions, to accommodate the drainage flow line of the 
street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a demolition 
permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working drawings 
that are submitted for building permit review.  The drainage plan shall include 
applicable Best Management Practices and retain all drainage on site through the 
use of semi-permeable paving materials, French drains, seepage pits, etc.  Excess 
drainage that cannot be maintained on site, may be directed into the City’s storm 
drain system after passing through a silt trap to reduce sediment from entering the 
storm drain.  Drainage shall not be directed to adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant shall 
adhere to any recommendations set forth in the archaeological report.  All new 
construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted to 
recommence until a mitigation and monitoring plan is approved by the Planning 
Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the Community 
Planning and Building Department within 24 hours.  Work shall not be permitted to 
recommence until such resources are properly evaluated for significance by a 
qualified archaeologist.  If the resources are determined to be significant, prior to 

✔ 
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resumption of work, a mitigation and monitoring plan shall be prepared by a 
qualified archaeologist and reviewed and approved by the Community Planning and 
Building Director.  In addition, if human remains are unearthed during excavation, 
no further disturbance shall occur until the County Coroner has made the necessary 
findings as to origin and distribution pursuant to California Public Resources Code 
(PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City (Community 
Planning and Building Director in consultation with the Public Services and Public 
Safety Departments) review and approval, a truck-haul route and any necessary 
temporary traffic control measures for the grading activities. The applicant shall be 
responsible for ensuring adherence to the truck-haul route and implementation of 
any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-size 
sheet and included with the construction plan set submitted to the Building Safety 
Division.     

✔ 

Special Conditions 

22. Landscape lighting shall not exceed 18 inches above the ground nor more than 15 
watts (incandescent equivalent; i.e., approximately 225 lumens) per fixture and shall 
be spaced no closer than 10 feet apart. 

✔ 

23. All exterior lighting attached to the main building or any accessory building shall be 
no higher than 10 feet above the ground and not exceed 25 watts (incandescent 
equivalent; i.e., approximately 375 lumens) in power per fixture. 

✔ 

24. Prior to the issuance of a building permit, the applicant shall obtain a tree removal 
permit for the removal of the Coast Live Oak.  

✔ 

25. The applicant shall work with staff to revise the roofing materials to remove the 
proposal for asphalt shingles and use an alternative material that more closely 
meets with Design Guidelines, such as natural wood shakes or an approved 
synthetic material, 

✔ 

 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Final Design Study (DS 16-069) for the demolition of an 
existing residence and construction of a new single-family residence located in 
the Single-Family Residential (R-1) Zoning District. 

 
 
Recommendation: 
 
Approve the Concept and Final Design Study (DS 16-069) and associated Coastal Development Permit 
subject to the attached findings and conditions 
 
Application: DS 16-069 APN: 010-052-015 
Block:  103 Lot: 26 & 28  
Location: Vizcaino, 11 SE of Mountain View  
Applicant:  Alan Lehman Property Owner: Lehman/Siegfried Trust 
 
Background and Project Description:  
 
The project site is located on Vizcaino Street, eleven parcels southeast of Mountain View.  The 
property is 8,000 square feet in size and the site is currently developed with a 2,545-square foot 
single family residence situated across multiple lots of record (block: 103, lots: 24, 26, and 28).  The 
applicant is proposing to demolish a significant majority of the existing residence and construct a new 
2,572-square foot, two-story house with a detached garage on lots 26 and 28.  Only the living room of 
the existing house will be retained.  A separate application was submitted for a new residence on lot 
#24 (4,000-square foot lot), which is being reviewed as a separate project (Design Study 16-068).  The 
applicant has acquired additional water credits from the Malpaso Water Company which has allowed 
for the construction of two homes upon three lots of record.  
 
The project includes the following components: (1) a new 2,960-square foot, two-story residence, (2) 
a 380-square foot detached garage/studio, (3) the removal of all existing site coverage and the 
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construction of 968-square feet of coverage including two patios, (4) a new dirt driveway on the 
south side of the residence, (5) all Sierra Pacific wood windows, (6) a composition shingle roof, (7) 
three skylights on the main residence and three on the detached garage, (8) horizontal wood siding, 
(9) new wood fences, and (10) new landscaping throughout.  
 
The Planning Commission reviewed the design concept on April 13, 2016, and expressed support for 
the design.  However, the Commission requested that the applicant modify the submittal to mitigate 
privacy impacts to the adjacent neighbors, simplify the exterior materials, reduce the appearance of 
mass on the south side of the residence, and make interior changes to the detached garage.  The 
applicant has revised the plans to address the Commissions comments.  
 

PROJECT DATA FOR A 8,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,960 sf 2,545 sf 2,960 sf 

Site Coverage 971 sf* 1,840 sf 968 sf 

Trees 3 Upper /1 Lower 
(recommended) 

9 trees 9 trees 

Ridge Height  1st Floor: 18 ft 

2nd floor: 24 ft 

1st Floor: 14 ft 

 

1st Floor: 16 ft 

2nd floor: 23 ft 8 inches 

Plate Height  1st Floor: 12 ft 

2nd Floor: 18 ft 

1st Floor: 8 ft 

 

1st Floor: 12 ft 

2nd floor:  18 ft 

Setbacks Minimum Required Existing Proposed 

Front  15 ft 30 ft 15 ft 

Composite Side Yard Varies (25%) n/a Min:  28% 

Side Yards Min. North Side: 3 ft 

Min. South Side: 3 ft 

Min. North Side: 0 ft 

Min. South Side: 34 ft 

Min. North Side: 4 ft 

Min. South Side: 23 ft 
(House) 

3 ft (Garage) 

Rear 15 ft Min: 26 ft Min: 15 ft (House) 

3 ft 1 in (Garage)  

*Includes bonus for 50% or more permeable site coverage 
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Staff analysis:  
 
Previous Hearing: The following is a list of recommendations made by the Planning Commission and 
a staff analysis on how the applicant has or has not revised the design to comply with the 
recommendations.   
 

1. The applicant shall revise the design so that it complies with the 18-foot two-story plate height 
requirement. 

 
Analysis:  At the first meeting staff identified that the plate height on the south elevation 
exceeded the allowance of 18 feet.  The applicant has revised the second-story design to 
comply with this requirement.  Staff notes that the Commission had requested that the 
applicant consider lowering the residence that it would be closer to the ground.  Rather than 
lower the entire building in order to meet the plate height requirement, the applicant has 
redesigned the second story and lowered the wall heights.  The redesign includes an 
asymmetrical gable element on the front elevation, which was necessary in order to meet the 
plate height without a complete redesign of the residence.  The original proposed elevations 
are included as Attachment F for comparison.   
 
It should be noted that the grade line shown on the south elevation (Sheet A5) of the plan set 
depicts the grade level at the south property line and not the grade level adjacent to the 
building.  For this reason, the foundation appears taller on the elevation drawing than it will 
actually be.  The Commission should consider whether the proposed revisions are acceptable. 

 
2. The applicant shall simplify the design. 

 
Analysis: The Planning Commission expressed concerns with the complexity of the design and 
specifically commented on the number of cantilevered windows and rooflines.  The applicant 
reduced the number of cantilevered windows from six to four and modified the roofline, both 
to simplify the design and meet the maximum plate height allowance.  The new proposal 
includes three cantilevered windows on the south elevation and one on the east elevation, 
and a new roof design with three rooflines and two exposed peaks visible from the front 
elevation.  In staff’s opinion, the design is a minor improvement over the original.  The 
Commission should consider whether additional changes are needed in order to simplify the 
design.  
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3. The applicant shall work with staff and neighbors to address potential privacy impacts.  
 
Analysis:  At the April 13, 2016 meeting, the neighbors located southeast of the project site, 
the Hannah’s, expressed concerns with the proposal for a second story and the detached 
garage, which is proposed to be located three feet from the rear property line.  The Hannah’s 
requested that the skylights be removed from the detached garage. The applicant has 
modified the design to relocate the skylights to a north facing roof line. Staff met with both 
parties to review the proposal and t the Hannah’s have indicated that they still have concerns 
with the current proposal.  
 
Additionally, staff received two letters from the adjacent property owners to the northeast 
(the Jenkin’s), who also have expressed concerns with the second story mass creating privacy 
impacts.  The letters are included as Attachment B to this staff report.  Staff notes that the 
applicant is proposing two east facing 2nd story windows with one 15 feet away from the rear 
property line and the other approximately 26 feet from the rear property line.  Staff has 
reviewed the concerns that were raised in relation to the design and has not identified any 
significant privacy impacts.  The Commission will have the opportunity to review any potential 
privacy impacts on the site during the Tour of Inspection at the May 11, 2016 meeting. 
 

4. The applicant shall revise the plans prior to final submittal so that the office floor level is closer 
to the grade. 
 
Analysis: Both staff and the Planning Commission previously expressed concerns with the 
proposed cantilevering of the office.  The applicant revised the design to eliminate the 
cantilevered element.  Additionally, the applicant has added a wood railing on the front 
elevation to shield the view of exposed foundation from the front of the house.  In staff’s 
opinion, the revised plan, with regard to the south office location, is an improvement from the 
previous submittal.  

 
5. The applicant shall reconfigure the interior layout of the detached garage so that the studio 

and half bathroom are situated on the same side, and a clear parking area is defined separate 
from the studio area.   
 
Analysis: Staff initially addressed concerns with the interior layout of the detached 
garage/studio because it appeared that the parking area may easily be converted into 
workspace, which would result in the loss of the covered parking space on the site.  The 
applicant complied with this condition by placing the parking area on the south side of the 
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structure, and the studio and restroom on the north side.  Staff is in support of the interior 
layout of the detached garage/studio.  
 

Other Project Components: 
 
Finish Details:  The proposed exterior materials include wood shingle siding with a stone veneer on 
the chimney and the exposed foundation.  In addition, the applicant is proposing an asphalt 
composite-shingle roof, unclad wood windows and doors, and a wood railing at the front entryway.  
Staff notes that the Residential Design Guidelines encourage natural building materials, and 
specifically encourage wood-shingle roofing as proposed by the applicant.  Staff has included a 
condition that the roofing material is revised to eliminate the proposal for asphalt composition 
shingle roofing and replaced with a natural or natural-appearing material.  
 
Fences/Walls: All existing fences are proposed to be removed from the site and a new cedar fence is 
proposed along the side and rear property lines.  The fence along the rear property line encroaches 
approximately 3 feet onto the subject property, and the applicant is proposing to relocate the fence 
onto the property line.  The fence is proposed to be 6-feet high with a gate on the north and south 
side of the residence. A detailed drawing of the fence is included on sheet A6 of the plans.   
 
Exterior Lighting: With regard to light fixtures, Municipal Code Section 15.36.070.B requires that 
exterior light fixtures on the building do not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens).  The details and locations of the proposed light fixtures are depicted on 
Sheet A8 of the plan set and the supplement lighting pages included as Attachment E.  The applicant 
is proposing a metal Lightfall Wall Lantern with a 20 watt bulb in six locations around the house (one 
at the front entry, one along the north side, and four around the rear patio).  The applicant is also 
proposing 14 path lights along the front walkway/driveway and the north side of the property.  The 
landscape lights are proposed to be 24” tall   shielded lights with 20 watt bulbs.  Staff has included a 
condition that the path lights are set in the ground to not exceed more than 18” above the ground, 
per Municipal Code Section 15.36.070.B.2.  Staff supports the proposed fixtures and notes that, as 
conditioned, they comply with City requirements. 
 
Site Coverage/Landscaping: The existing site coverage consists of an asphalt driveway, a brick patio, 
and various brick walkways, and exceeds the allowed coverage for this site.  The applicant is 
proposing to reduce the site coverage to compliance (968 square feet).  The proposed site coverage 
will consist of a concrete patio, stepping stones, and a brick patio.   
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With regard to the landscape, the applicant has submitted a landscape plan on sheet A8 of the plan 
set.  The applicant is proposing to plant evergreen shrubs, Japanese Painted Ferns, Australian Tree 
Ferns, Douglas Iris, and Tall Fescue grass throughout the site.   
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property line 
and edge of paving is approximately 7 feet wide at the widest point.  Staff did not identify any 
encroachments within the ROW.   
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The project 
includes the construction of one single-family residence in a residential zone, and therefore qualifies 
for a Class 3 exemption.  The proposed residence does not present any unusual circumstances that 
would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings  of Approval 
• Attachment C – Conditions of Approval 
• Attachment D – Correspondence Received 
• Attachment E – Lighting Details 
• Attachment F – Original Elevations 
• Attachment G – Project Plans   
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

TBD  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will as to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

Coastal Development Findings (CMC 17.64.B.1):   

13.  Local Coastal Program Consistency:  The project conforms with the certified 
Local Coastal Program of the City of Carmel-by-the Sea. 

✔  
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Conditions of Approval 

No. Standard Conditions  
1. Authorization:  This approval of Design Study 16-068 (OSBT) authorizes a new 

2,960-square foot, two-story residence, consisting of the following project 
components: (1) a 380-square foot detached garage/studio, (2) the removal of all 
existing site coverage and the construction of 968-square feet of coverage 
including two patios, (3) a new dirt driveway on the south side of the residence, 
(4) all Sierra Pacific wood windows, (5) a composition shingle roof, (6) three 
skylights on the main residence and three on the detached garage, (7) horizontal 
wood siding, (8) new wood fences, and (9) new landscaping throughout.  

✔ 

2. The project shall be constructed in conformance with all requirements of the local 
R-1 zoning ordinances.  All adopted building and fire codes shall be adhered to in 
preparing the working drawings. If any codes or ordinances require design 
elements to be changed, or if any other changes are requested at the time such 
plans are submitted, such changes may require additional environmental review 
and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action unless 
an active building permit has been issued and maintained for the proposed 
construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall be 
submitted to the Department of Community Planning and Building and to the City 
Forester prior to the issuance of a building permit.  The landscape plan will be 
reviewed for compliance with the landscaping standards contained in the Zoning 
Code, including the following requirements: 1) all new landscaping shall be 75% 
drought-tolerant; 2) landscaped areas shall be irrigated by a drip/sprinkler system 
set on a timer; and 3) the project shall meet the City’s recommended tree density 
standards, unless otherwise approved by the City based on site conditions.  The 
landscaping plan shall show where new trees will be planted when new trees are 
required to be planted by the Forest and Beach Commission or the Planning 
Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 

✔ 
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may require the roots to be bridged or may authorize the roots to be cut.  If roots 
larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the maximum 
units allowed on a 4,000-square foot parcel, this permit will be scheduled for 
reconsideration and the appropriate findings will be prepared for review and 
adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building staff 
any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission or 
staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, i.e., 
375 lumens) per fixture and shall be no higher than 10 feet above the ground.  
Landscape lighting shall be limited to 15 watts (incandescent equivalent, i.e., 225 
lumens) or less per fixture and shall not exceed 18 inches above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

N/A 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

✔ 

12. The applicant shall install unclad wood framed windows.  Windows that have been 
approved with divided lights shall be constructed with fixed wooden mullions.  
Any window pane dividers, which are snap-in, or otherwise superficially applied, 
are not permitted. 

✔ 
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13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 

harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, or 
other legal proceeding, to attack, set aside, void, or annul any project approval.  
The City shall promptly notify the applicant of any legal proceeding, and shall 
cooperate fully in the defense.  The City may, at its sole discretion, participate in 
any such legal action, but participation shall not relieve the applicant of any 
obligation under this condition.  Should any party bring any legal action in 
connection with this project, the Superior Court of the County of Monterey, 
California, shall be the situs and have jurisdiction for the resolution of all such 
actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets or 
the Building Official, depending on site conditions, to accommodate the drainage 
flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working drawings 
that are submitted for building permit review.  The drainage plan shall include 
applicable Best Management Practices and retain all drainage on site through the 
use of semi-permeable paving materials, French drains, seepage pits, etc.  Excess 
drainage that cannot be maintained on site, may be directed into the City’s storm 
drain system after passing through a silt trap to reduce sediment from entering 
the storm drain.  Drainage shall not be directed to adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the Planning 
Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 

✔ 
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Community Planning and Building Department within 24 hours.  Work shall not be 
permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall be 
prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant to 
California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City (Community 
Planning and Building Director in consultation with the Public Services and Public 
Safety Departments) review and approval, a truck-haul route and any necessary 
temporary traffic control measures for the grading activities. The applicant shall 
be responsible for ensuring adherence to the truck-haul route and 
implementation of any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-size 
sheet and included with the construction plan set submitted to the Building Safety 
Division.     

✔ 

Special Conditions 

22. Landscape lighting shall not exceed 18 inches above the ground nor more than 15 
watts (incandescent equivalent; i.e., approximately 225 lumens) per fixture and 
shall be spaced no closer than 10 feet apart. 

✔ 

23.  The applicant shall work with staff to remove the proposal for a composition 
shingle roof and replace the roofing material with a natural or natural-appearing 
material.  

✔ 

 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department. 
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Gail Lehman         P.O. Box 1932               Carmel by the Sea, CA. 93921

To:  Planning Commissioners
Re: Lehman-Siegfried Residence
Vizcaino, 11 SE of Mountain view

The following items represent changes made to the plans as suggested by 
the Commission and to address the neighbor’s concerns:

East Elevation

1.Garage roof, we rotated 90 degrees to change the skylights to face North.
2. We have increased the rear setback to 16’ rather than the allowed 15’ by 
reducing the area and volume of the second story and the bedroom below. 
3. Eliminated one window in Master Bedroom. 

Western elevation 

Roof line creates more simplicity 
Reduced street elevation massing by rotating the right lower office addition 
and added stone clad foundation and faced the brick chimney in the same 
stone.
Eliminated one window seat facing west and eliminated gable above ridge 
at existing Living room area.
Eliminated two windows facing street in second story

South elevation

By rotating the office addition we blended the rooflines into the existing 
roof.
We gained a 11 ft of separation between the addition foundation and the 
huge pine tree.
By rotating the office area, we increased the setback to the Hilyard home 
by 21.5 ft. The combined setback is now 27.75’ instead of the required 20’. 
powder room is now a small cantilever. The cantilever is  in order to further 
increase the construction separation to the root system of the 48” pinUpper 
South elevation
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Upper South elevation

 Adjusted the plate height to meet the guidelines.
 Redesigned the roof pitch to feature two oriel window projections to serve 
to break up the mass of the building. 
We have reduced a number of the Architectural elements to simplify the 
North elevation
Increased the side setback for the kitchen and dining room to 6’3’ rather 
than the allowed 3’0”.  Eliminated one window in the kitchen.

Staff Recommendations
1.  Note has been added to the plans requesting hand excavation adjacent 

to the trees.
2. After discussion with Planner we have revised the office area by 

lowering the plate height to reduce the overall mass. Maintaining the 
floor level throughout the first floor is an important element of the design 
in order to create an aging in place home. We did make significant 
changes to the office in order to address the tall appearance and 
integrate better into the overall design of the project.  

3. We have eliminated two cantilever elements. Overall we have simplified
the design.
4. The 1/2 bath has been moved to the east wall of the Garage as per staff 

recommendation.

And in conclusion

We feel that we have made a herculean effort to address both the concerns 
of the neighbors where possible and the Staff and Commission 
suggestions. At all times to satisfy the suggestions and requests, we have 
had to make design compromises for our home.  
We have met with the Hannahs at the City with the Staff member, 
Ms.Hobson present. Our initial meeting with the Jenkins was the day of the 
Planning Commission visit when they toured our present home.  At that 
time during their visit we reviewed the drawings in detail with them and 
walked them through the spaces using the story poles and netting for 
clarification. They seemed to be very complimentary and thrilled for the 
design of the home.  It was such a satisfactory visit that we were shocked 
to see the note they gave to our Planner Ashley Hobson. 
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 At that time, I e-mailed the Jenkins and got no reply.  Several days later,we 
saw Mr. Jenkins outside his house when we delivered the second notice 
and enclosed a rendering of the new design.  At that time I told him we had 
made several changes to the drawings and would like to meet to explain 
them.  I asked him if we could get together at our home to review the 
drawings and walk the site.  He said they were coming to the meeting on 
the 11th.  I asked him to please get in touch to review the the drawings with 
us.  We never heard from them.  Two days later, I again sent an e-mail 
explaining that we would like to meet together so that we could explain the 
changes to the drawings.  No response to either e-mail at this date of 
writing. We have been approached by several of the neighbors on Vizcaino 
commenting on the excellence of the design.  Among the comments are 
several neighbors saying how they thought it was wonderful having the 
garage set back on the lot. They appreciated the natural  shingle look, so 
fitting in Carmel.  All in all the people who live on the street that have come 
forward are excited to see the rather nondescript house replaced by their 
perceptions of a truly Carmel home. Given the changes we have made,
we respectfully request that our home be given final approval by the 
Planning Commission.
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Lehman - Siegfried
Residence

VIZCAINO 11 SE OF MOUNTAIN VIEW,
Carmel CA 93921
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lehmandesignstudio.com

ph  831.747.4718

26453 mission fields rd
carmel  CA 93923
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 CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 16-037) 
and associated Coastal Development Permit for alterations to an existing 
residence located in the Single-Family Residential (R-1) Zoning District.1 

 
 
Recommendation: 
Approve the Combined Concept and Final Design Study (DS 16-037) and associated Coastal 
Development Permit subject to the attached findings and conditions 
 
Application: DS 16-037  APN:  009-162-018 
Block:  3B Lot:  13 
Location: Sixth Avenue, 4 SE of Perry Newberry 
Applicant:  James Kean/Studio 101 Designs Property Owner:   Kevin Kramer 
 
Background and Project Description:  
 
The property is 4,200 square feet in size and includes an existing 1,157 square foot, single-story 
residence with attached garage.  The applicant has submitted plans for a remodel of the existing 
residence and proposes to increase square footage on the property from 1,157 square feet to 
1,535 square feet by adding a master bedroom on the southeast corner of the residence and 
enlarging the entryway. 
 
The demolition component of the project on the exterior of the residence is minor and includes the 
demolition of approximately 12 linear feet at the existing entryway and a portion of the walls 

1  Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the limited changes to the structure justify 
combining the concept review and final details review. 
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around the southeast corner of the residence.  A significant portion of the front façade will remain 
untouched.  Other project components include (1) two new first-story decks in the rear yard, (2) 
new cedar shake roofing, (3) three new skylights, (4) new painted lap siding on all addition areas to 
match existing, (5) new exterior wall mounted lights throughout, and (6) new fencing throughout 
the site.  
 
Staff has scheduled this application for both conceptual review and final review details.  If the 
Commission has concerns that cannot be addressed at one meeting it may continue the application 
and provide direction to the applicant. 
 

PROJECT DATA FOR A 4,200 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,873 sf (45%) 1,157 sf (27.5%) 1,535 sf (36.5%) 

Site Coverage 412 sf / 580 sf  724 sf 564 sf  
Trees 3 Upper /1 Lower 

(recommended) 
4/0 4/0 

(note: 1 tree is proposed to 
be relocated on-site) 

Ridge Height (1st) 18’ 13.5’ No Change 

Plate Height (1st) 12’ 10.25’ No Change 

Setbacks Minimum Required Existing Proposed 
Front  15’ 15’ 15’ 

Composite Side Yard 15’ (25%) 10.5’ 10.5’ 

Minimum Side Yard 3’ 4’ 4’ 

Rear 15’ (3’ if bldg. <15’) 13’5” 5’7” 
 
Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The City Forester reviewed the property in March 2015 as part of the City’s Site Assessment 
process and identified four trees on the property including two significant Coast Live Oaks.  The 
Coast Live Oaks are both located in the front yard of the residence.  The applicant is proposing to 
transplant one Fruitless Olive tree from rear yard to the front yard, which will require a tree 
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removal permit and approval from the City Forester.  Staff has included a condition of approval that 
the applicant applies for and obtains a Tree Removal permit from the City Forester prior to the 
issuance of a Building Permit.  No additional trees are proposed to be planted, nor has the City 
Forester recommended that additional trees be planted.  
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 
 
Staff has not identified any existing view or potential view impacts that would be created by the 
remodeled residence.  With regard to privacy, staff notes that there is no evidence of an existing 
privacy issue.  The adjacent neighbors on either side of the residence are single story homes, and 
the proposal maintains the single-story height of the residence.  Through the placement, location 
and size of windows, doors and decks, the design respects the rights to reasonable privacy on 
adjoining sites.  In staff’s opinion, the proposed residence meets the objectives of Residential 
Design Guidelines 5.1 through 5.3. 
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The applicant is proposing to add 378 square feet to the residence, with the majority of the 
addition located in the rear of the house, which will not be seen from the public view.  The 
proposed entryway addition appears to blend cohesively with the existing design and will also not 
significantly change the mass or bulk of the residence.  In staff’s opinion, the enlarged entryway is 
still a modest design and relates to a human scale.  In staff’s opinion, the proposed residence meets 
the objectives of Residential Design Guidelines 7.1 through 7.6. 
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roofs with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
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The proposed design includes a one-story residence with an attached garage.  The existing roofs 
mostly have a pitch of 4:12 with a small shed roof on the west elevation with a pitch of 2.5:12.  The 
front of the residence has a long east to west ridge and a hipped roof over the garage.  The 
applicant is proposing to essentially maintain the existing roofline as viewed from the front of the 
house by extending the front eave over the entry addition at a matching pitch.  The rear master 
bedroom addition is proposed to have a 4:12 gable roof to match the existing rooflines.  In staff’s 
opinion, the building and roof design is simple and complements the building style and 
neighborhood context and it meets the objectives of Residential Design Guidelines 8.1 through 8.3. 
 
Materials: The applicant is proposing new painted lap siding on the addition areas to match the 
existing siding.  Additionally, a new Cedar shake roof is proposed over the entire house.  The 
existing siding throughout the untouched areas of the house will remain.  All new windows are 
proposed throughout the house and staff has included a condition that only unclad wood windows 
are used.  
 
Fencing:  Residential Design Guidelines 11.6 states, “The use of distinctive design details in 
encouraged.  This provides an opportunity for individuality and craftsmanship”, and “Gates should 
have open or transparent quality that allow filtered views into the property.”   
 
This property has an existing 6-foot high wood fence around a majority of the perimeter of the 
residence.  The applicant is proposing to maintain the existing perimeter fence and add a new 6-
foot high wood fence at the northeast corner of the residence (behind the front setback).  
Additionally, a new 6-foot high gate is also proposed at the southwest corner of the residence.  
Both gates are proposed to match the existing fence’s style and material.  A new 4-foot high wood 
fence is proposed within the front setback and an elevation drawing of the fence is included on 
Sheet 6 of the plans.  The site currently has a tall stone wall in the rear of the property, which will 
be removed to allow for the master bedroom addition.   
 
Site Coverage/Landscaping:  Per Municipal Code Section 17.10.030.C, site coverage shall be limited 
to a maximum of 22 percent of the base floor area allowed for the site (Note: on a 4,200 square-
foot site this equals 412 square feet or 10 percent of the site).  In addition, if at least 50 percent of 
all site coverage on the property is made of permeable or semi-permeable materials, an additional 
amount of site coverage of up to four percent of the site area may be allowed.  For this 4,200 
square foot lot, the total amount of coverage is allowed to be 580 square feet.  The applicant is 
proposing to remove site coverage in order to comply with the allowed amount.  

141



DS 16-037 (Kramer) 
May 11, 2016 
Staff Report  
Page 5  
 
Landscaping must conform to CMC 17.34.060.A and that includes that 75% of new plant materials 
shall be drought-tolerant and low water use and that 75% of plants be native plant species and/or 
noninvasive drought-tolerant species as determined by the City Forester.  The applicant is 
proposing to plant various plants as shown on the Landscape Planting Plan (Sheet L1.0).  The 
proposed landscaping is consistent with the Municipal Code requirements.   
 
Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 states that all 
exterior lighting attached to the main building or any accessory building shall be no higher than 10 
feet above the ground and shall not exceed 25 watts (incandescent equivalent; i.e., approximately 
375 lumens) in power per fixture, and that landscape lighting shall not exceed 18 inches above the 
ground nor more than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per 
fixture.   
 
In addition, the City’s Residential Design Guidelines, Section 11.8, states, “Preserve the low 
nighttime lighting character of the residential neighborhoods. Use lights only where needed for 
safety and at outdoor activity areas. Appropriate locations may include building entries, gates, 
terraces, walkways, and patios,” and “[…] Point lights downward to reduce glare and avoid light 
pollution”, “Locate and shield fixtures to avoid glare and excess lighting as seen from the 
neighboring properties and from the street”. 
 
The location and style of the proposed wall-mounted light fixtures are depicted on the site plan and 
on the elevation drawings (Sheet 1, 4, and 4.A).  The applicant is proposing eight wall mounted 
lights total with 6 on the front elevation and two on the rear elevations (one located at each 
proposed deck).  The wall lights will not exceed 25 watts.  Staff supports the proposed wall-
mounted light fixtures and notes that they comply with the City requirements.  A condition has 
been drafted to require that the lights are down cast fixtures with seeded glass. The applicant has 
not proposed and landscape lighting as part of this project.  
 
Public ROW: The portion of the City Right-of-Way (ROW) between the front property line and edge 
of paving contains multiple encroachments including a concrete and stone garden wall.  The 
applicant is proposing to remove all encroachments within the ROW.  The proposed ROW will 
consist of various plantings including Carmel creeper and Sage bush with ground cover adjacent to 
the pavement, as shown on the Landscape Planting Plan (Sheet L1.0). 
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Historic Preservation:  Prior to reviewing Design Study applications for the alteration or demolition 
of an existing residence, the City requires historic review for structures that are older than 50 
years.  It was determined late in the process that this residence has not yet received a historic 
determination.  As a courtesy to the property owner, staff has kept this item on the agenda and has 
drafted a condition that the approval of Design Study (DS 16-037) is subject to a historic 
determination.  Alterations to the design may be required if the residence is determined to be of 
historic significance.  Any significant alterations would be returned to the Planning Commission for 
review.     
 
Alternatives:  Staff has included draft findings that the Commission can adopt if the Commission 
accepts the overall design concept, including the architectural style of the building.  However, if the 
Commission does not support the design, then the Commission could continue the application with 
specific direction given to the applicant. 
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes an 378-square foot 
addition to an existing 1,157-square foot residence, and therefore qualifies for a Class 1 exemption.  
The proposed alterations to the residence do not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
 
ATTACHMENTS: 

• Attachment A – Site Photographs 
• Attachment B – Findings for Approval  
• Attachment C – Conditions of Approval 
• Attachment D – Project Plans 
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Attachment A – Site Photographs  

Project site – Front elevation (north)  
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Project site – Side elevation (west) 

 

 

 

 

 

 

 

 

 

 

 

145



 

Project site – Back of residence – south elevation  
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.080 and LUP Policy P1-
45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Conditions of Approval 

No. Standard Conditions  
1. Authorization:  This approval of Design Study (DS 16-037) authorizes the 

addition of 378 square feet to an existing 1,157 square feet including the 
following project components: (1) two new first-story decks in the rear yard, (2) 
new cedar shake roofing, (3) three new skylights, (4) new painted lap siding on 
all addition areas to match existing, (5) new exterior wall mounted lights 
throughout, and (6) new fencing throughout the site.  This approval is subject to 
the pending historic determination of the residence. 

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 

✔ 
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the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground and shall be no closer than 10 feet from each other.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

NA 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 

   13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 

✔ 
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liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. NA 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

NA 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 

✔ 
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be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

NA 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The applicant shall apply for and obtain a Tree Removal permit from the City 
Forester for the relocated Olive Tree prior to the issuance of a Building Permit. 

✔ 

23. All exterior lights shall be down cast fixtures with seeded glass. ✔ 

24.  Approval of this Design Study shall be valid only with issuance of a Final 
Determination of Historic Ineligibly.  Alterations to the design may be necessary, 
should the residence be determined historically significant. 

✔ 

 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 16-113) 
and associated Coastal Development Permit for alterations to an existing 
residence located in the Single-Family Residential (R-1) Zoning District.1 

 
 
Recommendation: 
Staff recommends that the Planning Commission approve the Consideration of a Combined 
Concept and Final Design Study (DS 16-113) and associated Coastal Development Permit for 
alterations to an existing residence, subject to the attached findings and recommendations/draft 
conditions. 
 
Application: DS 16-113 APN: 010-165-036 
Block:  143 Lot: ½ of 6 and ½ of 8 
Location: Dolores, 3 SE of 13th Ave.  
Applicant:  Claudio Ortiz Design Group Property Owner: Harold McClean and Sandy Boyd 
 
Background and Project Description:  
 
The property is 4,000 square feet in size and includes an existing 1,612 square-foot, single-story 
residence with attached garage.  The residence is not on the Carmel’s Historic Inventory.  An 
Historic Determination of Ineligibility for the residence was issued by the Planning Department in 
March 2016. 
 
 

1  Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the limited changes to the structure justify 
combining the concept review and final details review. 
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The applicant has submitted plans for a remodel of the existing residence and proposes to increase 
square footage on the property from 1,612 square feet (40.3%) to the maximum allowable, i.e., 
1,800-square feet (45%), by converting the existing attached garage to a living space and 
constructing a detached garage in the front setback.   
 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) 1,6120 sf (40.3%) 1,800 sf (45%) 

Site Coverage 556 sf  998 sf 556 sf  
Trees 3 Upper /1 Lower 

(recommended) 
0/2 0/2 

Ridge Height (1st/2nd) 18’/24’ 15’-6” No Change 

Plate Height (1st/2nd) 12’/18’ 9’ No Change 

Setbacks Minimum Required Existing Proposed 
Front  15’ 65’ to garage 

35’ to residence 
3’ to garage 
31” to residence 

Composite Side Yard 10’ (25%) 5’ – 8” No Change 

Minimum Side Yard 3’ 2’ - 10” No Change 

Rear 15’ (3’ if bldg. <15’) 2’ No Change 
 
The demolition component of the project on the exterior of the residence is minor and includes 
removal of four feet of linear wall and roof area on the east side (back of house) to create a 31 
square-foot open area, removal of the west facing deck and replacement with a new front entry, 
and reconfiguration of the existing front door to accommodate a set of French doors with side-lites, 
changing the existing garage space to habitable space, replacing the driveway with a patio area that 
includes a gas fire pit, and building a 200 square-foot detached garage to be located in the front 
yard setback.  There is substantial reconfiguration of the building interior.    
 
The existing wood shingle exterior will be removed and replaced with stucco and Carmel stone 
veneer.  The stone veneer is on the chimney and entry portal only.  The roof will be of wood 
shingle.  Exterior lighting will be located appropriately around the exterior of the residence.  New 
landscaping and landscape lighting is proposed (refer to Sheet L1).  The existing front yard stone 
wall will be reduced in size so as to allow the proposed garage and driveway. 
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Staff has scheduled this application for both conceptual review and final review details.  If the 
Commission has concerns that cannot be addressed at one meeting it may continue the 
application.   
 
Staff analysis:  
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The City Forester reviewed the property in January 2016 as part of the City’s Site Assessment 
protocols and identified one oak and one Japanese maple tree on the property, of which only the 
oak is considered to be significant.  Both trees are in the front yard.  Cut and fill is not allowed 
around the oak tree as indicated in the annotated map on file at the City Hall.  The City Forester 
notes that while the Japanese maple located in the front yard is not classified as significant, it is in 
excellent specimen and it is recommend that it be retained and protected; a condition of approval 
reflects this.  In addition, the City right-of-way in front of this residence is currently heavily 
canopied with existing oak trees (12”, 14” and 16” oaks) that shall be retained and shall be 
protected prior to issuance of building and/or grading permits.  No additional trees are proposed to 
be planted, nor has the City Forester recommended that additional trees be planted.  Ivy located 
on the wall and in the City ROW shall also be removed. 
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 
 
Staff has not identified any existing view or potential future view impacts that would be created by 
the remodeled residence.  With regard to privacy, staff notes that there is no evidence of an 
existing privacy issue.  The adjacent neighbor to the north has one small second floor dormer 
window on the south elevation that overlooks the subject property.  On the south side of the 
subject property is a one-story residence with one north-facing window that is not in a location 
opposite of existing or proposed windows associated with this project. 
 
Review of the project plans shows that the south elevation will get one additional set of windows 
(16 square feet) near the front of the house.  The two existing French doors off the south side deck 
will be replaced in-kind with wood clad French doors.  The north elevation of the residence will 
have the greatest increase in window area – approximately 100 square feet of window area, an 
increase of 90 square feet over current conditions.  Review of the location of windows on the 
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residence to the north and the existing north boundary fencing indicates there would be minimal 
privacy issues.  Two skylights on the existing residence are to be removed. 
 
On the east elevation, total window area increases from 18 square feet to 24 square feet.  All 
proposed windows are wood clad.  South and north elevation doors are French style with side lites.   
There is an existing deck on the south elevation that is accessed from either the south side yard 
and, or a bedroom and hall.  The proposed plans show replacement in-kind of the deck. 
 
Through the placement, location and size of windows, doors and decks, the design respects the 
rights to reasonable privacy on adjoining sites.  In staff’s opinion, the proposed residence meets the 
objectives of Residential Design Guidelines 5.1 through 5.3. 
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The applicant is proposing to remodel the existing residence and remove the carport and convert 
this space to habitable space and construct a detached garage to be located in the front-yard 
setback.  On the north and south sides the building set back is 2’-11” and 2’-10”, respectively.  As 
the project does not change the existing building’s foot print (except for removal of 31 square feet 
of habitable space from the back part of the residence), the existing setbacks are allowed to 
remain.   
 
On the west elevation is an existing chimney that will be reduced in width.  It is currently 6’ wide, 
17’ high and 3’ deep.  It will be changed so that the top half is reduced from 6’ wide to 3’ wide.  The 
chimney will be finished in Carmel stone and will have a 2-foot copper chimney cap thereby the 
overall height is 19 feet.  In addition, the west elevation will be the location of the new main entry.  
The overall dimension of this entry is 9’ wide, 5’ deep and 12’ high at the ridge line.  It replaces an 
existing wood deck.  In staff’s opinion, the proposed residence meets the objectives of Residential 
Design Guidelines 7.1 through 7.6. 
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roofs with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
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“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The proposed design includes a one-story residence with a detached garage.  The roofs all have a 
pitch of 6:12, with three rooflines facing the street (west elevation), three rooflines on the south 
side elevation and three on the north elevation.  All roofing will include new shaped wood rafter 
tails and copper gutters and downspouts.  In staff’s opinion, the building and roof design is simple 
and complements the building style and neighborhood context and it meets the objectives of 
Residential Design Guidelines 8.1 through 8.3. 
 
Detached Garage:  Design Guideline 6.2 states that “parking facilities that maintain or enhance 
variety along the street edge are encouraged.”  Design Guidelines 6.1 and 6.2 states, “Garages 
integrated into the building design are encouraged”, and “Keep the mass of a garage subordinate 
to that of the house”.  Furthermore, CMC 17.10.030 allows for detached garages and carports to 
encroach into the front- and/or side-yard setbacks if certain standards can be met.  These 
standards include avoiding impacts on significant trees and providing diversity to the streetscape.   
 
The existing garage is attached and set back on the north side of the property.  The proposed 
garage is 200 square feet in size and has architectural elements similar to that of the house that 
includes the same roof pitch, and exterior finish of stucco.  Two windows are to be placed on the 
south elevation.  A pedestrian access door will be located on the east elevation.  The height at the 
ridge is 11 feet.  There is a wide variety of parking types on the street and it appears that the 
proposed garage will enhance variety on the street edge by virtue of being detached and in the 
front yard setback.  Pavers are used for the driveway.  In staff’s opinion, the proposed garage 
design and location is consistent with these guidelines. 
 
Fencing:  Residential Design Guidelines 11.6 states, “The use of distinctive design details in 
encouraged.  This provides an opportunity for individuality and craftsmanship”, and “Gates should 
have open or transparent quality that allow filtered views into the property.”   
 
This property has non-conforming wall heights that includes the stone wall on the front yard 
boundary and one in the back yard that exceeds allowable fence height of 6-feet and is made of 
non-conforming fiberglass board.  The stone wall stands at approximately 5’-6” tall and has an 
opening at the existing driveway.  This wall will be cut back to accommodate the new 
garage/driveway.  In addition, there is a fiberglass barrier on the east property boundary (back 
yard) that is approximately 7 feet tall.  Fiberglass is not an allowed fence material.  The City’s 
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Design Guidelines recommends using grape-stake, wood paling, stone, stucco, or brick.  A condition 
has been drafted requiring that the fiberglass boards shall be removed and replaced with an 
appropriate fence with a maximum height of 6 feet, and the applicant shall work with the City staff 
to match the proposed veneer with the existing stone wall. 
 
Although the front yard stone wall does not conform to code, it does provide variety in front yard 
fencing and adds an interesting dimension to the street frontage.  So that the stone wall and stone 
veneer on the chimney and front entry do not conflict with the existing stone wall, a condition has 
been drafted that requires the stones on the residence match those of the wall.  In staff’s opinion, 
with the proviso that fencing be wood at the east property boundary, the proposed project is 
consistent with the guidelines. 
 
Site Coverage/Landscaping:  Per Municipal Code Section 17.10.030.C, site coverage shall be limited 
to a maximum of 22 percent of the base floor area allowed for the site (Note: on a 4,000 square-
foot site this equals 396 square feet or 10 percent of the site).  In addition, if at least 50 percent of 
all site coverage on the property is made of permeable or semi-permeable materials, an additional 
amount of site coverage of up to four percent of the site area may be allowed.   For this 4,000 
square foot lot the total amount of coverage is allowed to be 556 square feet; the project plans are 
consistent with the allowed coverage.  The plans show 556 square feet of site coverage.  The 
applicant does propose changes to the landscaping as shown on Sheet L1. This includes a new entry 
walkway, “west walkway”, and north side patio using flagstone.  Landscaping must conform to CMC 
17.34.060.A and that includes that 75% of new plant materials shall be drought-tolerant and low 
water use and that 75% of plants be native plant species and/or noninvasive drought-tolerant 
species as determined by the City Forester.  In staff’s opinion, the proposed site coverage is 
consistent with the Municipal Code.   
 
Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 states that all 
exterior lighting attached to the main building or any accessory building shall be no higher than 10 
feet above the ground and shall not exceed 25 watts (incandescent equivalent; i.e., approximately 
375 lumens) in power per fixture, and that landscape lighting shall not exceed 18 inches above the 
ground nor more than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per 
fixture.   
 
In addition, the City’s Residential Design Guidelines, Section 11.8, states, “Preserve the low 
nighttime lighting character of the residential neighborhoods. Use lights only where needed for 
safety and at outdoor activity areas. Appropriate locations may include building entries, gates, 
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terraces, walkways, and patios,” and “[…] Point lights downward to reduce glare and avoid light 
pollution”, “Locate and shield fixtures to avoid glare and excess lighting as seen from the 
neighboring properties and from the street”. 
 
The location and style of the proposed wall-mounted light fixtures are depicted on Sheets 3 and 13 
of the Project Plans, respectively – seven wall-mounted fixtures are proposed with two on the 
garage (one each on the east and west elevations).  The wall lights will not exceed 25 watts.  Staff 
supports the proposed wall-mounted light fixtures and notes that they comply with the City 
requirements.  Except that one light at the front door is not a down cast fixture and the glass is not 
adequately seeded.  A condition has been drafted to require the front door fixture to be heavily 
seeded to diminish light emission.  In addition, there are 10 landscape lights proposed.  These are 
depicted on Sheet L1.  These are required to be no less than 10 feet apart. 
 
In staff’s opinion, the proposed wall-mounted and landscape lighting conform to the Guidelines 
and City code.  
 
Public ROW: The portion of the City Right-of-Way (ROW) between the front property line and edge 
of paving is covered in ivy.  A condition has been drafted requiring removal of the ivy.  If any 
materials are located under this ivy such as gravel, stones, boulders, logs, timbers, or other above-
ground encroachments are prohibited and shall be removed.   
 
Alternatives:  Staff has included draft findings that the Commission can adopt if the Commission 
accepts the overall design concept, including the architectural style of the building.  However, if the 
Commission does not support the design, then the Commission could continue the application with 
specific direction given to the applicant. 
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The project 
includes the construction of one single-family residence in a residential zone, and therefore 
qualifies for a Class 3 exemption.  The proposed residence does not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 

• Attachment A – Site Photographs 
• Attachment B – Findings for Approval  
• Attachment C – Conditions of Approval 
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• Attachment D – Project Plans 
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Project site – Front yard wall  
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Project site – rear yard fence 
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.080 and LUP Policy P1-
45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Conditions of Approval 
 

No. Standard Conditions  
1. Authorization:  This approval of Design Study (DS 16-113) authorizes 1) the 

remodel of the existing residence, 2) the conversion of the existing garage into 
habitable space, 3) construction of a new 200 sf garage in the front yard setback, 
4) new stone veneer, and 5) replacement of the wood shingle exterior with 
stucco. 

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 

✔ 
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the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground and shall be no closer than 10 feet from each other.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

NA 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

✔ 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 

   13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 

✔ 
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liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. NA 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

NA 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 

✔ 
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be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

NA 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The applicant shall remove ivy from the yard, the stone walls and the public 
right-of-way. 

✔ 

23. The applicant shall show landscape light fixtures that are at least 10-feet apart. ✔ 

24. The applicant shall keep and protect the Maple tree in the front yard. ✔ 

25. The applicant shall replace the fiberglass boards on the east property boundary 
with wood, stone or stucco materials not to exceed 6 feet in height. 

✔ 

26. The applicant shall work with staff to match the proposed stone veneer on the 
residence with the existing stone wall. 

✔ 

27. The applicant shall provide a heavily seeded light fixture for the front entry. ✔ 

 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Catherine Tarone, Assistant Planner 

Subject:  Consideration of a combined Concept and Final Design Study (DS 16-074) and 
associated Coastal Development Permit for an addition and substantial 
alterations to an existing residence located in the Single-Family Residential 
(R-1) Zoning District1 

 
 
Recommendation: 
 
Approve the Combined Concept and Final Design Study (DS 16-074) and associated Coastal 
Development Permit subject to the attached findings and recommendations/draft conditions. 
 
Application: DS 16-074 APN: 010-041-003 
Block:  83 Lot: 3 
Location: Forest Road, 3 SW of Ocean Avenue  
Applicant:  Jon S. Erlandson, Architect Property Owner: Carmel Development II, LLC. 
 
Background and Project Description:  
 
The property is located on a 5,000 square-foot lot and is built with an existing single-story 
residence and detached garage totaling 1,016 square-feet. A Historic Determination of Ineligibility 
for the residence was issued by the Planning Department on October 25, 2015. 
 
On February 23, 2016, the applicant submitted a Design Study application proposing to remodel 
and expand an existing single-story residence by 1,134 square feet. residence.  The total square 

1  Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the application presents no substantial issues, 
which justifies combining the concept review and final details review. 
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footage of the remodeled residence will be 2,150 square feet, which is the maximum allowed for a 
5,000-square-foot lot.  The remodel and addition will include the demolition of the existing 
detached garage and 63 linear feet or 30% of the existing walls of the main residence.  
Approximately 144 linear feet, or 70% of the existing walls will be retained.   
 

PROJECT DATA FOR A 5,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,150 sf (43%) 1,016 sf (20.3%)2 2,150 sf (45%)3 

Site Coverage 673 sf 4  889 sf 576 sf  
Trees 3 Upper /1 Lower 

(recommended) 
5/3 4/2 

Ridge Height (1st) 18’ 15’ – 2” 17’  

Plate Height (1st) 12’ 12’ – 4” 12’ – 4” 

Setbacks Minimum Required Existing Proposed 
Front  15’ 6’- 9” to detached 

garage 
53’- 9” to residence 

16’- 6” to residence 

Composite Side Yard 12’- 6” (25%) 9’ – 10” (20%) 9’ – 10” (at existing portion) 

13’ – 4” (26.6%) (at proposed 
portion) 

Minimum Side Yard 3’ 3’ – 6” (min. north 
side yard);  6’ – 6” 
(min. south side yard) 

3’ (min. north side yard)     
6’ -6” (south side yard) 

Rear 15’ 14’ – 3” 14’ – 3” 
 
Additionally, the applicant is proposing to install a spaced wood deck on the front (east) elevation 
surrounded by a stone wall with a maximum height of 3 feet and 10 inches. Three skylights are 
proposed, which includes two tube skylights and one 2’ x 4’ skylight on the north elevation.  
 
Finish materials include cement plaster siding and chimneys and dark grey asphalt shingles. The 
applicant is also proposing the installation of new unclad wood windows and doors.  In regard to 
site coverage, the applicant is proposing a new pervious paver driveway, a brick front walkway, a 

2  Includes 224 sq. ft. detached garage. 
3  Includes 220 sq. ft. garage 
4  50% of the proposed site coverage is pervious and so earns the bonus. 
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decomposed granite walkway in the public right-of-way, a tile trash can pad in the north side yard 
outside of the front and side-yard setbacks, and a pervious paver walkway and 36-inch-high 
retaining wall in the north side yard.  Additionally, in the front yard, the applicant is proposing a 4-
foot-high grape stake fence, a 7-foot-high wood arbor that will reuse the wooden top of the 
existing arbor. Finally, the applicant is proposing new exterior lighting, landscape lighting and 
landscaping. The project proposes 70.5 cubic yards of grading including 50 cubic yards of cut and 
20.5 cubic yards of fill. 
 
Staff has scheduled this application for both conceptual review and final review details.  If the 
Commission has concerns that cannot be addressed at one meeting it may continue the 
application.   
 
Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The City Forester reviewed the property in October 2015 as part of the City’s Site Assessment 
report requirement and identified eight trees on the property, including three significant Coast live 
oak trees.  Two of these significant oak trees are located in the south-west side yard (a merged 12-
inch and 16-inch tree and a 16 inch tree) near the existing residence’s chimney and the third 12-
inch tree is located at the fence line of the property’s north side yard.   
 
While the 10-inch and 6-inch, non-significant, ornamental trees in the south-east side yard were 
originally proposed for removal, the applicant is now deciding to keep them.  The Municipal Code 
only specifies that significant trees may not be located within 6 feet of grading but does not specify 
this requirement for non-significant trees.  The City Forester has looked at the plans and cautions 
that the applicant and homeowner can try to retain the trees if they wish since they are not 
significant, but that they might run into root or pruning issues depending on the size of the trees 
and their proximity to the proposed deck and residence. 
 
The applicant has also complied with and exceeded the City Forester’s original recommendation to 
plant one upper-canopy tree for the removal of these two non-significant trees and is proposing to 
plant four new trees on the property including two new Coast live oak trees in the front yard, and 
two new Monterey cypress trees in the rear yard.  The applicant is also relocating two existing 
Japanese maple trees to the front yard. 
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Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 
 
Staff has not identified any significant view or privacy impacts that would be created by the new 
residence.  The proposed kitchen window on the north elevation is located approximately 7 feet 
from the property line and could be visible from the northern neighbor’s side windows. The 
Planning Commission will have the opportunity to evaluate potential privacy impacts associated 
with this window during the Tour of Inspection.  Staff also notes that the neighbor to the south has 
submitted a letter of support in favor of the project as submitted.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.” 
 
The proposed remodeled residence is single story with a maximum ridge height of 17 feet at the 
peak of the new hipped roof.  In staff’s opinion, the new hipped roof element may adds some mass 
and bulk to the residence.  Staff has raised this concern with the applicant and in response they 
have provided a flat-roof option (Attachment H).  The Commission should consider whether the 
flat-roof option is more consistent with the Residential Design Guideline.  Staff notes that the 
hipped element appears less massive in the three-dimensional rendering (Attachment F).       
 
According to Residential Design Guideline 9.3, According Residential Design Guideline 9.12, projects 
should, “locate and size windows and doors to achieve a human scale while avoiding mass and 
privacy impacts. The use of a grand entry, oversized entry door or large picture window facing the 
street is discouraged. These convey a scale inappropriate to Carmel.” 
 
On the front elevation of the property, the applicant is proposing an arched window measuring 
approximately 8 ½ feet in width and 8 ½ feet in height.  In staff’s opinion, the proposed window 
appears large in scale in comparison to the residence and may be inconsistent with the above 
noted guideline. The Commission should consider whether the size of the window should be 
reduced.  
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Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that, "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roofs with 
low plate lines can be used on two-story buildings." The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
In staff’s opinion, the overall building design and footprint do not appear overly complicated.  
There is some modulation in the roof design, which is created by the challenge of adding on to an 
existing residence.  Staff’s primary concern with the roof design is with the tall hipped element as 
described in the previous section of this report.     
 
Skylights:  According to Residential Design Guideline 9.14, “Skylights should not be visually 
prominent from the street or from neighboring windows. Skylights that will produce glare or light 
pollution visible to neighbors or the public should be mitigated.” 
 
The applicant is proposing to install three skylights including one 10-inch tube skylight on the south 
side elevation, another 10-inch tube skylight on the north-west elevation and one 2-foot by 4-foot 
rectangular skylight on the north elevation.   
 
The applicant is proposing 2-foot by 4-foot skylight above the kitchen on the north side of the 
residence.  The proposed skylight will be located approximately 30 feet away from the north 
neighbor’s second story window.  In staff’s opinion, there is sufficient distance between the skylight 
and the neighbor’s second-story window. 
 
Finish Materials: According to Residential Design Guideline 9.1, “Diversity of architectural styles is 
encouraged. A new building should be different in style from buildings on nearby and abutting 
properties.” Residential Design Guideline 9.5 recommends using "natural" building materials and 
states that “stucco, in conjunction with some natural materials, may be considered depending on 
neighborhood character but should not be repeated to excess within a block.” 
 
The existing residence is single-story with horizontal wood siding.  For the new residence, the 
applicant is proposing a cement plaster (stucco) exterior. There are two existing residences with 
stucco siding that are in proximity to the project site.  The adjacent home to the north of the 
property is a two-story residence with stucco siding and a wood shake roof and on the east side of 
Forest Road, across from the property, is a single-story residence with stucco siding and a 
composition-shingle roof.  In staff’s opinion, stucco siding is not used to excess on the block and 
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staff can support the siding choice.  The Commission may decide whether it feels that stucco siding 
is appropriate for this residence. 
 
In regard to roofing material, Residential Design Guideline 9.8 states that, “roof materials should be 
consistent with the architectural style of the building and with the context of the neighborhood. 
Wood shingles and shakes are  preferred...Composition shingles that convey a color and texture 
similar to that of wood shingles may be considered on some architectural styles characteristic of 
more recent eras.” 
 
Staff notes that the existing residence has a black composition shingle roof.  For the new residence, 
the applicant is proposing a dark grey, presidential pattern, composition shingle roof. Staff notes 
that two other residences in proximity to the proposed residence have a composition shingle roof.  
In staff’s opinion, the proposed composition shingle roof does not comply with the City of Carmel’s 
Residential Design Guidelines. Staff has added a condition that the applicant shall revise the 
proposed roofing to be either a wood shake roof or one of the Planning Commission-approved 
alternative synthetic shake or slate roof materials. The Commission may decide whether it feels 
that a grey, presidential composition shingle roof is appropriate for this residence. 
 
Fencing/Gate/Arbor:  Residential Design Guideline 11.6 states, “Gates should have open or 
transparent qualities that allow filtered views into the property.”   
 
The applicant is proposing a 4-foot-high cedar fence and gate with grape stake palings and cedar 
posts held in place by horizontal cedar railing.  In staff’s opinion, the fence and gate as proposed 
are low in scale and will provide filtered views into the front yard of the residence.   
 
In regard to the construction of arbors, Residential Design Guideline 11.7 includes objectives to, 
“maintain a narrow, low and “light” scale.  Avoid the use of tall or wide entryways and avoid 
massive timbers or other heavy building elements when creating an arbor”, and to “Incorporate 
vines or other landscaping to blend the arbor into the adjoining fence or wall and garden”.  
 
The applicant is proposing to construct a 7-foot-high arbor that will reuse the existing arbor’s top 
portion. In staff’s opinion, the proposed arbor design is consistent with the design guidelines since 
it is simple, uses basic, all-wood, materials, appears light and seeks to maintain the property’s 
existing appearance by reusing the top of the existing arbor. 
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Site Coverage/Landscaping:  Per Municipal Code Section 17.10.030.C, site coverage shall be limited 
to a maximum of 22 percent of the base floor area allowed for the site (Note: on a 5,000 square-
foot site this equals 473 square feet or about 10 percent of the site).  In addition, if at least 50 
percent of all site coverage on the property consists of permeable or semi-permeable materials, an 
additional amount of site coverage of up to four percent of the site area may be allowed.   For this 
5,000 square foot lot, the total amount of coverage is allowed to be 673 square feet; the project 
plans are consistent with the allowed coverage.  The applicant is proposing to reduce the existing 
889 square feet of site coverage by 313 square feet to a total of 576 square feet.  The proposed site 
coverage is consistent with the Municipal Code requirements.  The City Forester has reviewed the 
landscaping and the applicant has made all necessary changes required by the City Forester. 
 
Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 states that all 
exterior lighting attached to the main building or any accessory building shall be no higher than 10 
feet above the ground and shall not exceed 25 watts (incandescent equivalent; i.e., approximately 
375 lumens) in power per fixture, and that landscape lighting shall not exceed 18 inches above the 
ground nor more than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per 
fixture.   
 
In addition, Residential Design Guideline 11.8, states that projects should, “preserve the low 
nighttime lighting character of the residential neighborhoods. Use lights only where needed for 
safety and at outdoor activity areas.”  
 
For the wall mounted light fixtures, the applicant is proposing a Kichler, down-facing, LED lamp 
with a brightness of 50 lumens while the maximum allowed lumens for exterior lighting is 375 
lumens. The applicant is also proposing Hubbardton Forge brand, 200-lumen, down-facing step 
lights. Finally, the applicant is proposing Kichler brand, 16-inch-high, 160-lumen, landscape lights 
while the maximum allowed lumens is 225 lumens for landscape lighting. The locations of all 
exterior and landscape lights are depicted on page A-1.2 of the Project Plans.  Five wall-mounted 
fixtures, eight step lights and three landscape lights are proposed.  In staff’s opinion all wall, step 
lights and landscaped lights are spaced reasonably, are located to avoid light impacts to 
neighboring properties, and comply with the requirements of the Municipal Code. 
 
Public ROW: The City Right-of-Way (ROW) between the front property line and the street edge on 
this property contains a boulder planter at the north portion which the applicant is proposing to 
remove.  Additionally, the property’s existing front brick walkway encroaches into the right-of-way, 
however the applicant is proposing to replace the brick with new Decomposed Granite. Staff 
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supports the removal of the boulder planter and the City of Carmel’s Right-of-Way Vision 
Statement permits, “a narrow, crushed, Decomposed Granite pathway from the street to the 
property entrance…without an encroachment permit.” 
 
Alternatives:  Staff has included draft findings that the Commission can adopt if the Commission 
accepts the overall design concept, including the architectural style of the building.  However, if the 
Commission does not support the design, then the Commission could continue the application with 
specific direction given to the applicant. 
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 1,134-square foot 
addition to an existing 1,016-square foot residence, and therefore qualifies for a Class 1 exemption.  
The proposed alterations to the residence do not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings for Approval  
• Attachment C – Conditions of Approval 
• Attachment D – Lighting and Material Cut Sheets 
• Attachment E – Letter of Support From Neighbor 
• Attachment F – 3-D Rendering of Proposed Residence 
• Attachment G – Project Plans 
• Attachment H – Flat Roof Elevation Plans 
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Attachment A 

Carmel Development II, LLC Residence Photographs 

Front (west) elevation of the existing residence 

 

Front (west) elevation of the residence with staking and flagging 
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Side view of the existing detached garage facing north 

 

Side (north) elevation 
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Side (south) yard of the residence 

 

Rear (east) Elevation of the Residence 
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Potential light impact:  Proposed location for the 2’ x 4’ skylight and the windows on the residence of 
the neighbor to the north 
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Potential Privacy Impact: Proposed residence height in relation to the windows of the neighbor to the 
south  
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

TBD  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the General Plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  
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9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Draft Conditions of Approval 
No. Standard Conditions  

1. Authorization: This approval of Design Study (DS 16-074) authorizes 1) the 
construction of a 1,134 square-foot, single-story addition to the existing 
residence, 2) the demolition of 63 linear feet or 30% of the existing walls and the 
remodel of 144 linear feet, or 70% of the existing walls, 3) 70.5 cubic yards of 
grading including 50 cubic yards of cut and 20.5 cubic yards of fill, 4) the 
installation of a spaced wood deck on the front (east) elevation surrounded by a 
stone wall with a maximum height of 3 feet and 10 inches, 5) the installation of 
three skylights, including two tube skylights and one 2’ x 4’ skylight on the north 
elevation, 6) the installation of new unclad wood windows and doors, 7) the use 
of cement plaster for the residence’s siding and chimneys, 8) the installation of 
dark grey presidential pattern composition shingles, 9) a new pervious paver 
driveway, 10) a brick front walkway and decomposed granite walkway in the 
public right-of-way, 11) in the north side yard, a tile trash can pad outside of the 
front and side-yard setbacks, a pervious paver walkway and a 36-inch-high 
retaining wall, 12)  a 4-foot-high grape stake fence and a 7-foot-high wood 
arbor, 13) new exterior lighting and landscape lighting, and 14) new landscaping. 

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 

✔ 
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be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

✔ 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 5,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 
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11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

✔ 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 

13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 

✔ 
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adjacent private property.  

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

✔ 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Condition  

22. The applicant shall revise the proposed presidential composition shingle roof to 
be a wood shake roof or one of the Planning Commission-approved alternative 
synthetic shake or slate roof materials. 

 

 
*Acknowledgement and acceptance of conditions of approval. 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of Concept Design Study (DS 16-103) and associated Coastal 
Development Permit for the demolition of an existing residence and 
construction of a new single-family residence located in the Single-Family 
Residential (R-1) Zoning District. 

 
 
Recommendation: 
Accept the Concept Design Study (DS 16-103) subject to the attached findings and 
recommendations/draft conditions. 
 
Application: DS 16-103 APN: 010-158-018 
Block:  115 Lot: 2 
Location: Southeast Corner of Lincoln Street and 10th Avenue  
Applicant:  Justin Pauly Property Owner:  Nancy and Dan McFarland 
 
Background and Project Description:  
 
The property is 4,000 square feet in size and includes an existing single-story residence with two 
attached carports, on a corner lot.  The property slopes upward from Lincoln Street.  A Historic 
Determination of Ineligibility for the residence was issued by the Planning Department in 
September 2015. 
 
The applicant has submitted plans to demolish the existing residence and build a new 1,800-square 
foot single-family residence.  The proposed residence includes a 286 square-foot garage, 1,142 
square feet on the first floor and 372 square feet on the second floor.  Finish materials include 
wood shingle siding on the exterior and Carmel stone veneer on the lower level as shown on the 
north, west and south elevations.  Also, a Carmel stone fireplace is proposed.  Roofing material 
includes standing seam zinc metal roof with a non-reflective finish and western red cedar shake.  
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The front door, garage door, and a portion of the south elevation exterior is resawn clear cedar.     
Fencing material is wood grape stake.  Windows are with true divided lites with cedar trim that will 
be painted.     
 
The parcel has a 15 foot wide driveway easement over the back yard area (east side), which 
provides access to the adjacent neighbor’s (to the south) two car garage with second floor guest 
quarters.  The east wall of the proposed McFarland residence will be placed on the edge of the 
existing easement, where currently there is a about a two-foot setback to the existing building. 
 
The applicant is proposing to excavate approximately 180 cubic feet of soil from the site to 
accommodate the garage and a portion of the main floor.  All cut will be exported from the site; no 
fill is proposed; approximately 25 truck trips will be made to export soils. 
 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) NA 1,800 

Site Coverage 556 sf  NA 556 sf  
Trees 3 Upper /1 Lower 

(recommended) 
1/2  1/2  

Ridge Height (1st/2nd) 18’/24’ NA Max. 1st floor: 12’ – 6” 

Max. 2nd floor: 22’-6” 

Plate Height (1st/2nd) 12’/ 18’ NA Max. 1st floor: 8’ 

Max. 2nd floor: 17’ 

Setbacks Minimum Required Existing Proposed 

Front  15’ NA 19”  

Composite Side Yard 10’ (25%) NA Min: 18.0’ ft  

Minimum Side Yard 3’ NA Min. North Side: 5’ 

Min. South Side: 8 

Rear 15’ n/a Min: 15’ 
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Other project components include: 1) the removal of all existing site coverage (one single-family 
dwelling, two carports, hardscape, landscape, and decking), and 2) removal and replacement of the 
existing fencing on the south and east boundaries.  No trees are proposed to be removed. 
 
Staff has scheduled this application for conceptual review.  The primary purpose of this meeting is 
to review and consider the site planning, privacy and views, mass and scale related to the project.   
However, the Commission may provide input on other aspects of the design.   
 
Staff Analysis: 
 
Forest Character:  Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.  
 
The City Forester has identified three trees on the property including two significant Coast Live 
Oaks and one significant Monterey Pine.  No additional trees are recommended to be planted.  The 
City Forester has also commented that it would be desirable to eliminate ivy on the site and the 
right-of-way.   
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 
 
Staff has not identified any view impacts that would be created by the new residence.  With regard 
to privacy, staff notes that the adjacent residence to the south would be the most affected by the 
proposed project.  The existing residence to the south is estimated to be one-story with a ridgeline 
estimated to be 18 feet.  Based on staff’s site visit, the residence immediately to the east would not 
be negatively affected relative to privacy as the existing driveway easement creates a buffer and 
the proposed building design appears to negate any privacy impacts.   
 
The proposed residence has a second floor as seen on the east elevation (back half of the property) 
with an overall ridge height of just under 24 feet.  The south and east facing windows on the 
second floor, which have the greatest potential to affect the neighbor’s privacy, are set high up on 
the wall so as to prevent direct view in or out thereby diminishing any potential privacy concerns.  
On the south side of the subject property the plans show a patio area and windows but this area is 
blocked from view from the neighbors by a thick hedge of vegetation and fencing.  There is also an 
existing oak tree in the rear, south side yard area that filters the view and enhances privacy 
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between the residences.  This tree will ultimately benefit from the new residence due to the 
residence being set back three feet further from the tree as compared to existing conditions.  Staff 
does not anticipate any privacy impacts associated with the project. 
 
Mass & Scale:  Residential Design Guidelines 7.1 through 7.6 encourages “Using a detached 
secondary structure to reduce the overall mass of the primary building”, “locate some floor area 
either fully or partially below grade”, and “presenting a one-story height to the street”.  Further, 
these guidelines state that “a building should relate to a human scale in its basic forms.”   
 
The proposed new residence has a form that sits well on the property with its two, two-story 
components connected by a one-story dining room, and each of these sections of the residence 
having different roof lines and roof materials that create a logical and interesting, but simple 
aesthetic order.   
 
The combination of window size, location, building dimensions with varied setbacks, and a garage 
on the downhill side (west elevation) of the property, combine to create a reasonable human-scale 
form and appearance.  Both the garage and the back area of the residence to the east are partially 
underground and reduce the visible height of the building.  In staff’s opinion, the proposed 
residence meets the objectives of Residential Design Guidelines 7.1 through 7.6. 
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  Changing roof heights helps to break up the mass, while 
keeping the overall roof forms simple in character.  
 
This project achieves appropriate scale and form through breaking up the building into sections of 
varied dimensions that create a harmonious arrangement of shapes and textures.  The plans show 
Carmel stone to be used on the bottom floor facing north and west, and on the entry deck facing 
north.  Most of the exterior is clad with western red cedar shingle and resawn clear cedar on the 
south elevation.  A chimney is on the south elevation and attached to the living room is finished 
with Carmel stone.  The contemporary-style design includes an asymmetrical roof.  Two sections of 
the roof are made of standing seam zinc metal roof and the remainder of the roof is western red 
cedar shake.  In staff’s opinion, the roof design is simple and complements the building style and 
the neighborhood.  
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Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 and 2 states 
that all exterior lighting attached to the main building or any accessory building shall be no higher 
than 10 feet above the ground and shall not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens) in power per fixture, and that landscape lighting shall not exceed 18 
inches above the ground nor more than 15 watts (incandescent equivalent; i.e., approximately 225 
lumens) per fixture and no closer than 10 feet apart.  Furthermore, “Landscape lighting shall not be 
used for tree, wall, fence or accent lighting of any type. The purpose of landscape lighting is to 
safely illuminate walkways and entrances to the subject property.” 
 
In addition, the City’s Residential Design Guidelines, Section 11.8, states, “Preserve the low 
nighttime lighting character of the residential neighborhoods. Use lights only where needed for 
safety and at outdoor activity areas. Appropriate locations may include building entries, gates, 
terraces, walkways, and patios,” and “[…] Point lights downward to reduce glare and avoid light 
pollution”, “Locate and shield fixtures to avoid glare and excess lighting as seen from the 
neighboring properties and from the street”, and “Lights should not be used to accent building or 
vegetation”. 
 
The location and style of the proposed wall-mounted light fixtures are depicted on building 
elevations on Sheet A3.1 and A3.2 of the Project Plans.  A total of 10 full-cutoff, wall-mounted light 
fixtures are proposed.  Four of these are located on the north elevation with two to each the dining 
room doors and front door.  These lights will not exceed 25 watts.   
 
In addition, landscape lighting is proposed.  The landscape site plan (Sheet L.1) shows a variety of 
lights to include three path lights (two at driveway area and one at front entry walk), two down 
lights in trees in south side back yard, numerous riser lights (at steps on 10th Avenue and one at 
steps on south side of driveway), three down lights at south side back yard at rear patio area, one 
wall-mounted down light on west aspect of chimney, and one wall-mounted task light at pizza oven 
counter.   
 
Based on the City’s Guidelines, to control the amount of light emitted from the property, staff does 
not support more than one light fixture for each of the dining room and front doors (both on the 
north elevation), does not support the proposed down lights at trees in the south yard area, and 
does not support the wall-mounted down light on west aspect of chimney.  However, staff will 
support two of the three proposed down lights at the rear patio area because they are confined to 
an area not visible from the street.  Furthermore, so as to safely illuminate the walkways on the 
south side of the property staff supports lighting for the south side of the residence to include low-
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cast lighting fixtures such as riser lights, or landscape lights not to exceed 18-inches in height 
spaced at least 10 feet.     
 
Site Coverage:  Per Municipal Code Section 17.10.030.C, site coverage shall be limited to a 
maximum of 22 percent of the base floor area allowed for the site (Note: on a 4,000 square-foot 
site this equals 396 square feet or 10 percent of the site).  In addition, if at least 50 percent of all 
site coverage on the property is made of permeable or semi-permeable materials, an additional 
amount of site coverage of up to four percent of the site area may be allowed.   For this 4,000 
square foot lot the total amount of coverage is allowed to be 556 square feet; the project plans are 
consistent with the allowed coverage.   
 
Garage & Driveway:  Design Guideline 6.3 states, “…consider using paving strips, or “tire tracks”, 
for a driveway, and that driveways should not be over nine feet wide.  This is especially appropriate 
for a long drive that runs to the rear of a property.”  Design Guidelines 6.5 and 6.6 states, “Position 
a garage to maximize opportunities for open space, views and privacy”, and “Locate a garage to 
minimize its visual impacts”.  Locating a garage under a house or detached at the back of the lot is 
encouraged.   
 
The property slopes upward from Lincoln Street to the rear of the property with an approximately 
nine-foot elevation change.  The proposed main level of the residence will be at street grade as 
seen from 10th Avenue.  The proposed design places the garage partially underground with 
frontage and access to Lincoln Street.  Above the garage is the main floor and living room.  The 
driveway is a “tire-track” driveway surrounded by low landscaping (dynondia margaratea) and at 
the connection to the City’s right-of-way there is mulch surface.  The asphalt driveway approach 
strip is approximately 25 feet wide at its widest point.  The City’s Municipal Code allows a 
maximum driveway width of 14 feet.  A condition has been drafted requiring the asphalt approach 
to be reduced to this width.   
 
Driveway Easement:  There is a 1906 era 15 foot wide easement on the east (rear) side of the 
McFarland property that provides vehicle access to the southerly neighbor’s property.  The 
applicant is proposing to replace the southeast corner of the existing fence, which is currently 
curved, with a fence that will be located directly on the easement line, thereby “squared-up” with 
the south property boundary line and east easement line.  The neighbor to the south, who benefits 
from the easement, has raised concerns that the squaring of the fence would impinge on the 
garage access.    It is important to note that in matters related to easements, the City does not have 
jurisdiction as it is a civil matter.  Nevertheless, staff encourages the applicant to consider 
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maintaining the curved fence at the corner if the squaring it would impinge on the neighbor’s 
vehicle access.   
      
Public ROW:  There are 6 locations where ROW encroachments occur along 10th Avenue and 
Lincoln Street and what is proposed by the applicant: 
 

1. Boulders located in the front of the property on 10th Avenue will be removed; 
2. The wooden steps that lead up to the front door of the property will be removed; 
3. The small fence on the north-facing side of the property will be removed; 
4. Stepping stones on the north-facing side of the property, just behind the small fence, will be 

removed; 
5. The asphalt parking pad at the north-facing side of the property will be replaced with a 

mulch parking pad; and  
6. The rock wall on the west-facing side of the property that leads to the existing driveway will 

be removed.   
 
Staff concurs with this approach. 
 
Alternatives:  Staff has included draft findings that the Commission can adopt if the Commission 
accepts the overall design concept, including the architectural style of the building.  However, if the 
Commission does not support the design, then the Commission could continue the application with 
specific direction given to the applicant.    
  
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The project 
includes the construction of one single-family residence in a residential zone, and therefore 
qualifies for a Class 3 exemption.  The proposed residence does not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings for Concept Acceptance 
• Attachment C – Draft Recommendations/Conditions 
• Attachment D – Project Plans 
• Attachment E – Neighbor Correspondence 
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Attachment A – Site Photographs 

10th Avenue Frontage  

 

Lincoln Street Frontage 
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Driveway Easement on left with access to 10th Avenue

Driveway 
Easement showing curvilinear fence section 
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.80 and LUP Policy 
P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  
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9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Recommendations/Draft Conditions 
No.   
1. The applicant shall submit a landscape plan for final Planning Commission review.    

2. The applicant shall remove ivy from the site.  

3. The applicant shall reduce the width of the asphalt entry at Lincoln Street to a 
maximum of 14 feet.  

 

4. The applicant shall submit a truck haul route plan for final Planning Commission 
review that will explain total number of trips and exactly what route these trucks 
will take getting to and from the project site.  Hours of operation will be 
explained. 

 

5. Reduce the number of light fixtures for each of the dining room and front doors 
(both on the north elevation) to one fixture each; 
Remove the downlights at trees in the south yard area; 
Remove the wall-mounted downlight on west aspect of chimney; and   
Remove one of the three proposed down lights at the rear patio area.   

 

6 So as to safely illuminate the walkways on the south side of the property install 
lighting to include low-cast lighting fixtures such as riser lights, or landscape lights 
not to exceed 18-inches in height spaced at least 10 feet. 

 

7.   Provide materials cut-sheet for driveway.  

8. Provide materials cut-sheet for light fixtures.  
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Concept Design Review (DR 16-101) and Sign Permit 
Application (SI 16-176) for alterations to the interior and exterior the 
Carmel Plaza which is located in the Central Commercial (CC) Zoning 
District 

 
 
Recommendation: 
 
Provide direction to the applicant 
 
Application: SI 16-176 / DR 16-101            APN: 010-086-006 
Location:  Carmel Plaza, entire block surrounded by Ocean Ave., Junipero St., 7th Ave., and 

Mission Street 
Block:   78                                               Lot: 1-27 
Owner:  OWRF Carmel, LLC                 Applicant: David Peartree, Belli Architectural Group 
 
Background and Project Description:  
 
The subject property is the Carmel Plaza, which is an outdoor mall that occupies all of block 78.  
The Carmel Plaza is comprised of five separate buildings connected by a communal interior 
courtyard and various 2nd and 3rd story walkways.  The existing finish materials include a mix of 
wood, brick, and stucco siding, with a brick courtyard and both wood and metal elements 
throughout.  In 2001 the City adopted the Carmel Plaza Design Guidelines, which is defined by 
the City as a specific plan for block.   
 
The Carmel Plaza owner is proposing various exterior changes including the following items to 
the interior courtyard:  
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• A reconfigured interior courtyard with a new seating arrangement and new planters 
• Three new fire pits within the courtyard 
• The demolition and infill of the existing staircase on the north side of the courtyard 

(between the Mark Fenwick retail space and the Pejmani retail space) 
• The demolition and reconstruction of the two interior staircases with new built-in 

seating 
• The removal of all wood railings and replacement with new metal hand rails 
• The removal of all cantilevered railing planters 
• New concealed gutters and smooth trowel plaster fascia under all raised walkway 
• New exterior lighting 
• New paint 

 
And the following changes to the exterior of the Plaza: 

• Five new monolith signs at all entrances 
• Replacement of 2 second-story windows on the East Elevation (Junipero Street) 
• Addition of three new awnings on the East Elevation (Junipero Street) 
• Replacement of 4 second-story windows on the West Elevation (Mission Street) 
• Addition of 4 new awnings on the West Elevation (Mission Street) 
• The removal of all existing railings and replacement with new metal hand rails 
• Addition of new trellis walls at all entrances 
• Removal of the existing tiles and replacement with new stone veneer at the North 

Mission Street entrance 
• Repaved pathway at the Ocean Avenue entrance 
• New exterior lighting 
• New paint 

 
The project includes numerous alterations to the Camel Plaza, and therefore staff has referred 
this matter to the Planning Commission to consider if the proposed alterations are consistent 
with the Carmel Plaza Design Guidelines and appropriate for this site.  Staff notes that no floor 
area is proposed to be added or removed as part of this project.  This project has been 
scheduled for conceptual review to allow the commission to review and provide direction prior 
to final approval.  Staff notes that with regard to commercial development, CMC 17.14.110 
encourages applicants to present preliminary concept plans to the Commission for feedback 
and direction. 
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Staff analysis:   
 
The City Council adopted specific Carmel Plaza Storefront Design Guidelines, which are included 
as Attachment A to this staff report.  The following is an analysis of the compatibility of the 
proposed application with the guidelines and the Carmel Municipal Code.   
 
Lighting 
The applicant is proposing new lighting at all entrances and in the interior courtyard.  At the 
Ocean Avenue entrance, the applicant is proposing to remove the existing tower lights and add 
five new aluminum light columns (approximately 11.5 feet high, with an output of 20 watts) 
and five new stone benches with recessed lighting (80 total lumens each), in addition to 
maintaining the existing overhead decorative string lighting.  At all other entrances the 
applicant is proposing to add new overhead decorative string lighting to match the existing 
lights at the Ocean Avenue entrance and within the interior courtyard.  The string lighting was 
installed in 2015 without a permit and staff has allowed it to remain, but required that it be 
addressed along with this remodel project. 
 
A new decorative chandelier is proposed at the south Junipero Street entrance and under the 
central staircase within the interior courtyard (See Sheet A9.1).  The decorative metal 
chandelier is proposed to be approximately 6 feet wide by 3 feet tall with a maximum wattage 
of 25 Watts.    Additionally, recessed stair lighting is proposed throughout both stairs within the 
courtyard (maximum output of 5.8 Watts).  
 
Carmel Plaza Design Guideline 3.12 address lighting within the Plaza and encourages “light 
fixtures to be incorporated into the overall design of the façade to contribute to the natural 
village character of the Carmel Plaza”.  The guidelines encourage “all light fixtures to be 
screened with no exposed lighting sources”.  Staff identified potential concerns with the 
proposed lights because many of fixtures contain exposed bulbs, including both the festoon 
string lights and the decorative chandelier.  Additionally, the applicant is proposing an increase 
in the amount of lighting, which may create an undesirable impact to Carmel’s dark sky.  Staff is 
recommending that the commission provide direction to the applicant regarding the proposing 
lighting prior to final approval.  
 
Landscaping 
The applicant is proposing to demolish most of the interior courtyard to create a new 
redesigned layout.  Specifically, both interior staircases and all landscape planters are proposed 
to be removed.  The staircases would be rebuilt in a similar location; however, significant 
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changes are proposed for the interior landscaping.  The new landscaping is proposed to consist 
of eight stone planters (18-inches tall) to be planted with shrubs and groundcover, and various 
planter pots placed throughout the courtyard.  Four stone planters are proposed to be located 
on the south side of the courtyard, with an additional four located on the north side.  According 
to the plans, 14 planter pots are proposed.  The City Forester reviewed the plans and noted that 
the Plaza is located over an underground parking garage, and therefore no site coverage will 
change as part of this project.  The Forester did not express any concerns with the proposed 
types of plants. 
 
The shrubs and ground cover are proposed to consist of the following plants: 

o Bear’s Breech 
o Dwarf Lily of Nile 
o Century Plant 
o Kangaroo Paw 
o Blue Hibiscus 
o White Flowered Thrift 
o Deer Fern 
o Mexican Snowball 

o Palace Purple Coral Bells 
o Aeonium hybrids 
o Hosta Lemon Lime 
o Oak leaf Hydrangea 
o Lions Tail 
o Purple Emperor Sedum 
o De La Mina Verbena 

 
Carmel Plaza Design Guideline 3.10 encourage the interior landscaping to be “generally 
informal and naturalistic.”  In staff’s opinion, the landscaping may appear to be too formal due 
to the repetitive and ordered locations of the planters.  It should be noted that the current 
landscaping is informal, as depicted in the site plan on Sheet A1.0 of the plan set.  Staff is 
recommending that the Commission discuss the formality of the landscape plan and potentially 
direct the applicant to make changes to the plan.  Additionally, the guidelines require that all 
irrigation lines are concealed and that plant materials cannot protrude more than 12-inches 
from the planter in any sideways direction.  Staff will condition the project to comply with these 
standards at final review.  
 
Materials 
Various material changes are proposed throughout the Plaza including the following changes:  

1. The removal of a portion of stone tile siding at the north Mission Street entrance and 
replacement with new stone veneer to match existing stone veneer found throughout 
other areas of the Plaza 

2. New concealed gutters and smooth trowel plaster fascia over the existing exposed wood 
under the 2nd and 3rd story walkways 

3. New stained finish on the 2nd and 3rd level wood beams and columns 
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4. The removal of the non-structural decorative beams on the 2nd and 3rd levels 
5. The removal of all wood and painted metal railings throughout the interior and exterior 

of the Plaza and the replacement with new black wrought iron railings throughout 
6. New wood trellis’ at both Mission Street and Junipero Street entrances 
7. The striping of the brick finish back to a natural red finish at various entrances 

 
In staff’s opinion, the material changes meet the intent of the Carmel Plaza Design Guidelines 
because they are providing a more cohesive design throughout the Plaza.  Additionally, the 
Design Guidelines encourage natural materials such as wood and wrought iron; in addition to 
smooth trowel cement plaster siding.  Staff is in support of the proposed material changes.   
 
In addition to the proposed material changes throughout the Plaza, the applicant is proposing 
to change a portion of the city Right of Way (ROW) along Ocean Avenue to create contrasting 
colors to clearly mark a pathway through the main Ocean Avenue entrance to the interior 
courtyard.  The City’s Policy and Standards for Deign Improvements to Public Ways states that 
“Changes to colors or patterns shall not be used to identify the entrances to driveways, 
doorways or courtyards.”  In staff’s opinion, the proposed ROW changes do not conform to the 
Policy and Standards, and therefore staff is recommending that a condition that the ROW 
changes be removed from the project.  
 
Awnings and Windows 
The applicant is proposing to replace six windows total, including two windows on the east 
elevation (Junipero Street) and four windows on the west elevation (Mission Street).  Five of 
the existing windows to be removed are triangular shaped and the current tenants are not 
utilizing the additional space provided by the windows, and therefore the new proposed 
windows will be flush with the side of the building.  The new windows are proposed to be dark 
bronze, fixed aluminum windows with new small awnings hung above.  The Plaza Design 
Guidelines state the following regarding windows:  “Wood, steel, and in some cases aluminum 
window frames are acceptable… Aluminum window frames are acceptable only if they have 
relief and articulation in the frame section.” Staff supports the proposed windows because they 
will closely match the existing adjacent windows and appear to meet the design guideline listed 
previously.   
 
With regard to the awnings, the applicant is proposing four new decorative awnings on the 
second story of the West elevation (Mission Street) and three new awnings on the second story 
of the East elevation (Junipero Street).  The awnings are proposed to have a wrought iron 
support and a small black fabric awning.  Staff notes that there are existing second story 
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awnings located on the northwest corner of the Plaza (above Tiffany & Co).  Plaza Design 
Guideline 4.1 states the following regarding awnings:  
 

“Awnings must fit within the overall character of the storefront. The awnings must be 
detailed so that their shape, proportions and supporting members complement the 
storefront. Awnings are not allowed on north-facing facades. Awnings must be designed 
to be compatible in form and detail to any adjacent awnings. Long, continuous awnings, 
single awnings with irregular depths and awnings that extend more than four feet (4’) 
from the storefront are not permitted. 

 
Awnings must relate to storefront openings. A minimum four-inch (4”) valance is 
required for awnings. The maximum length to height ratio for awnings is 2/1. Fabric is 
the only acceptable awning material. No insignia, graphics or text is permitted on 
awning fabric. Awning supports may be steel (painted to match the awning, or to match 
a storefront accent color) or wrought iron. See the Colors section of these guidelines for 
acceptable awning colors.” 

 
In staff’s opinion, the additional awnings meet the design guidelines for the style and material 
of the awnings.  Staff is in favor of the proposed awning additions.  
 
The applicant is also proposing to remove two pop-out windows within the Mission Street and 
Junipero Street entrances.  The pop-out windows do not provide interior access from within the 
stores, and therefore they are underutilized due to the difficultly in accesses the interior of the 
window.  The applicant is proposing to replace the existing pop-out window with a flush 
aluminum storefront window at the Mission and 7th Street entrance, and maintain the existing 
siding behind the pop-out window at the Mission and Ocean Street entrance. 
 
Signs 
The Carmel Plaza Design Guidelines address signage for individual tenant spaces, but do not 
address signage for the Carmel Plaza as a whole.  The current signage for the commercial plaza 
consists of the following signs: a monument directory sign at the main Ocean Avenue entrance, 
a hanging sign at the North Mission Street entrance, and trellis mounted signs at the South 
Mission Street, North Junipero Street, and South Junipero Street entrances.  The applicant is 
proposing to remove all existing signs and install five new monument signs at each entrance.  
The signs are proposed to be constructed with a redwood base with a darkened copper band 
wrapping up and over the redwood.  The “Carmel Plaza” logo will be mounted on the redwood 
with black powder coated letters in a cursive font.  The signs are proposed to be 3 feet 6 inches 
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above grade with a total width of 1 foot 8 inches including 11 inches of copper and 9 inches of 
redwood.  The signs are proposed to have a depth of approximately 6 inches.  
 
The specific requirements for exterior monument business signs (CMC 17.40.030.C) are:  one 
sign per business, not to exceed 6 square feet, 10-inch maximum letter height, and the 
monument sign shall not to be mounted higher than three feet from the ground.  The current 
proposal includes signs that are 5.8 square feet total, which conforms to the requirement.  The 
municipal code allows for 1 sign per business, and the applicant is proposing five total signs.  
CMC 17.40.020.B, allows the Planning Commission to approve exceptions to the number, 
location and design of business signs.  Because of the multiple entrances into the Carmel Plaza, 
staff is in favor of the five locations for the signs and recommend approval of the sign permit 
application.   
 
Paint 
 
The applicant is proposing three new paint colors for the Plaza: Canvas Cloth, Quick Sand, and 
Barnwood (Brand: Kelly Moore).  The new colors consist of a beige color throughout most of 
the Plaza with a dark beige and brown trim throughout.  The Design Guidelines encourage 
colors that lend of a feeling of subtle, naturalistic elegance.  The guidelines encourage base 
colors to be subtle and have saturation of 15% or less, and in staff’s opinion, the Canvas Cloth 
meets this guideline.  Staff supports the proposed color scheme.  Samples will be available at 
the meeting for review. 
 
Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities. The proposed changes do not present 
any unusual circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS:  
 

• Attachment A – Carmel Plaza Design Guidelines 
• Attachment B – Site Photographs 
• Attachment C – Sign  Design 
• Attachment D – Lighting Details 
• Attachment E – Project Plans  
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3

Carmel Plaza is a three-level, open-air spe-
cialty center situated at the easternmost ma-
jor intersection in the commercial district of
the City of Carmel-by-the Sea.  The shopping
district of Carmel has a distinctive design char-
acter and tenant mix.  Its small-scaled build-
ings are a mixture of Tudor, Spanish Colonial
Revival and turn-of-the-century “American
Commercial” architecture.  The Carmel com-
mercial district is known for its art galleries,
specialty stores and restaurants.  It has the
character of a village nestled within the natu-
ral landscape.  Mature trees, planters, infor-
mal plazas and lush landscaping define the
edges of the pedestrian experience.  The build-
ings and storefronts are constructed of warm,
natural materials.  There is an informality to
the site planning, with numerous nooks and
crannies and many courtyards and passage-
ways along the main streets.

Storefront forms and landscaping materials
should be natural and appropriate to Carmel.
Each store’s character will play a role in de-
veloping Carmel Plaza as a special setting re-
sponsive to Carmel’s unique lifestyle.  Visitors
will enjoy a sense of discovery of exceptional
places to eat, shop and spend time.

Carmel Plaza is an outdoor environment and
tenants are encouraged to take a fresh and
innovative approach to fitting their store into
the special character of the outdoor experience.
Carmel Plaza is within the Commercial Dis-
trict of the City of Carmel-by-the-Sea, and the
“Commercial District Design Guidelines” are
included for reference as a means to further
the tenant’s understanding of the spirit of
Carmel Plaza.

The General Storefront Criteria applies to all
storefronts at Carmel Plaza.  The balance of
the guidelines are divided into two sections.
The first, the Exterior Street Facade section,
addresses specific requirements for store-
fronts along street frontages.  These store-
fronts are required to fit within the “Elegant
Natural Tradition” theme.  The Interior Court-
yard Facade Section, the second section, ad-
dresses specific requirements for storefronts
within the interior of Carmel Plaza.  These
storefronts are required to conform to the “Tra-
ditional Downtown” theme.

Conformance to the Tenant Storefront Design
Guidelines is part of the tenant’s lease agree-
ment.  The tenant is required to follow it sub-
ject to the lease terms and landlord approval.

The tenant is required to retain professional
design firms for their storefront design as well
as for the design of the mechanical, electrical
and plumbing systems.  The tenant is required
to use licensed contractors for all storefront
and interior work, including painting and
signage.

1.0    INTRODUCTION

SPANISH COLONIAL REVIVAL

TUDOR

“AMERICAN COMMERCIAL”  ARCHITECTURE

Carmel Plaza invites tenants to be a part of
the unique fabric of Carmel-by-the-Sea.  Store-
fronts facing the city streets are required to fit
in with the historic character of Carmel’s com-
mercial district.  Original designs that conform
to the spirit of the Carmel experience are highly
encouraged.  The shops within the interior
courtyard are allowed more leeway in design,
yet are required to be designed with elements
that are compatible with Carmel’s unique ar-
chitectural heritage.

These guidelines are intended to encourage
imaginative design and individuality of a
tenant’s storefront provided that a harmonious
feeling is maintained within Carmel Plaza, and
the larger context of Carmel.  The city has con-
sciously chosen architectural eclecticism and
encourages originality and invention so long
as the results encompass the unifying values
of human scale and the use of natural materi-
als and their role in preserving village charac-
ter.
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2.0    SITE PLAN

2.0 Site Plan

The guidelines for the Exterior Street Facades
apply to all facades that front on Ocean Av-
enue, Mission Street, Seventh Avenue and
Junipero Avenue.  They extend a minimum of
40 feet down any pedestrian passage into the
project’s interior.  The Interior Courtyard Fa-
cades apply to any storefront that faces the in-
terior courtyard.

CARMEL PLAZA (Interior)
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Interior Facades
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3.0   GENERAL STOREFRONT CRITERIA

These Criteria are applicable to all storefronts
(exterior and interior) at Carmel Plaza.  Store-
fronts should not imitate historical styles, but
should be designed to be compatible with
styles of the past.  Historical proportions should
be respected and the storefronts should have
a human scale.  The materials should be natu-
ral.  A high level of detailing is required.

A hodgepodge of design elements should be
avoided.  Storefronts should present a unified
theme on their exterior and the theme should
be continued into the store’s interior.  Each of
the design elements: doors, windows, walls,
roofs, colors, materials, awnings, signage and
lighting should be considered as part of the
whole and consistent with the overall design
of the storefront.  Standard Aluminum store-
front systems are not allowed.  True divided
lite wood windows are encouraged.  Where
aluminum window systems are utilized, the
window system shall be detailed in a manner
consistent with traditional wood windows.
Storefront signs must follow these guidelines
and be unique to Carmel.  In many cases a
tenant’s standard storefront sign might not be
appropriate for Carmel Plaza.  In keeping with
the distinctive atmosphere of Carmel and

3.1 Facade Proportions and
Scale

As a point of reference, the scale of the Com-
mercial District of Carmel-by-the-Sea is one
of its defining characteristics.  Only a few of
the buildings are over two stories in height,
and many are one level.  The openings, in-
cluding doors, windows and storefronts shall
respect the human scale.  Eaves are low, win-
dows are typically small and there is a high
level of detail at the pedestrian scale.  The pro-
portions of the buildings are based on the hu-
man form and each building or façade must
be treated as a consistent whole.  New store-
fronts must respect historical proportions and
their scale must be consistent with historic
patterns in the downtown.

The following specific guidelines must be fol-
lowed to ensure that the storefronts at Carmel
Plaza are compatible with the façade propor-
tions and scale of  the existing surroundings.

Proportions and Scale of Openings:
All openings must be vertically proportioned
with a minimum ratio of 1.4/1 (vertical to hori-
zontal), or broken down into vertically propor-
tioned sections with a minimum ratio of 1.4/1
(vertical to horizontal).

The maximum height of ground level open-
ings is eight feet (8’-0”).  If a transom panel is
included in the upper portion of the opening,
this maximum height can be increased to nine
feet (9’-0”).

SMALL-SCALE  BUILDINGS

FIGURE 3.1  PROPORTION AND SCALE OF OPENINGS

VERTICAL PROPORTIONS
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Carmel Plaza, food service tenants will be
required to have a name and menu that is
unique, helping to foster the one-of-a-kind at-
mosphere of Carmel Plaza.  The storefronts
should reflect the quality of the merchandise
within, yet fit within the context of Carmel and
Carmel Plaza.
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GENERAL STOREFRONT CRITERIA

3.2 Setbacks and Protrusions

Storefronts are required to have changes in
plane from the lease line.  The line of the store-
front should not be built continuously along the
lease line.  The changes in plane should follow
an informal composition.  At a minimum, each
storefront is required to have a recess for en-
try doors.  The entry door recess is required to
be paved in a different material than the exte-
rior paving.  Bay windows or protruding display
windows are encouraged.  Rigidly symmetri-
cal storefronts are not allowed.  The following
specific guidelines must be followed to ensure
that the storefronts are compatible with the set-
backs and protrusions that are characteristic
of the Commercial District of Carmel.

A minimum of 40% of the width of the store-
front (maximum of 80%) must be recessed a
minimum of one foot (1’-0”) from the lease line.

Bay windows may project a maximum of two
feet (2’-0”) from the lease line, where they do
not extend into the public right-of-way.  Bay win-
dows must maintain a minimum of two feet six
inches (2’-6”) clear from the underside of the
projection to the ground plane.  The total maxi-
mum width of bay windows is  40% of the store-
front width.

Not Permitted:

Changes in plane
Informal composition Symmetrical composition
Minimum two-foot recess at entry doors
40% of storefront recessed a minimum of one foot

If Bay Windows (optional):
2’-6” clear from ground Bay window projections beyond two feet

Bay windows more than 40% of storefront  width

FIGURE 3.2  SETBACKS AND PROTRUSIONS

CHANGES IN PLANE

Required:

3.3 Doors

Single-leaf swinging doors are required unless
exiting requirements necessitate the use of
swinging double doors.  Doors are required to
be recessed a minimum of two feet (2’-0”) from
the lease line.  The maximum height of doors
is seven feet (7’-0”).  Wood doors, wood and
glass doors, steel and glass doors or steel
doors are acceptable.  Dutch doors are a
Carmel tradition and are encouraged.  Alumi-
num and glass doors are acceptable provided
they have relief and articulation in the frame
section.  See Figure 3.4 for acceptable alumi-
num door sections.  All-glass doors, automatic
doors and standard aluminum storefront doors
are prohibited.  Security gates, grills, and slid-
ing doors are not permitted.  See the Materials
section for allowed and prohibited materials.
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GENERAL STOREFRONT CRITERIA

3.4 Windows

Wood, steel, and in some cases aluminum
window frames are acceptable.  Multi-lite, inte-
gral wood windows are encouraged.  Alumi-
num window frames are acceptable only if they
have relief and articulation in the frame section
(See Figure 3.4).  Large expanses of unbroken
glazing are not permitted.  The maximum
square footage that is allowed per individual
glazing panel is thirty square feet.  Horizontal
expanses of glass are not allowed.  Each indi-
vidual glazing panel must have vertical propor-
tions with a minimum ratio of 1.4/1 (vertical to
horizontal).  Transom lights above the show
windows and above doors are encouraged.  A
bulkhead wall or landscaped area under show
windows, with a minimum vertical dimension
of twelve inches, in a contrasting material to
the storefront is strongly recommended.
Frameless glazing, mitered corners, etched
glass, beveled glass, glass block and standard
aluminum storefront systems are prohibited.
See Materials section for allowed and prohib-
ited materials.

FIGURE 3.4  WINDOWS

Required: Not Permitted:

Vertical proportions (1.4/1 min.) Glazing panels over thirty square feet
Horizontal expanses of glazing

Frameless glazing
Mitered corners

Etched glass
Beveled glass

Glass block
Anodized aluminum

Standard aluminum storefront systems

VERTICAL PROPORTIONS

SMALL SCALE

SMALL GLAZING PANELS

ACCEPTABLE ARTICULATION IN ALUMINUM
DOOR AND WINDOW SYSTEMS

1” MIN.

1/2” MIN.

1” MIN.

1/2” MIN.

1.4 VERTICAL TO
1 HORIZONTAL MIN. RATIO-
EACH GLAZING PANEL

30 SQUARE FEET MAXIMUM
GLAZING PANEL

12
”
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GENERAL STOREFRONT CRITERIA

3.5 Storefront Walls

Storefront walls set the tone for the storefront
and the public perception of the store.  Walls
should provide visual interest to pedestrians.
Long blank walls should be avoided.  Facades
must provide variation in twenty to thirty-foot
intervals to reflect the rhythm of historical build-
ing patterns of traditional storefronts.  Variations
in storefront walls, such as changes in plane,
or in material, texture and color are required
for walls over twenty feet (20’-0”) long.

At each end of the storefront, the storefront
walls must cleanly abut the adjacent storefront
or neutral pier (where they occur).  At each end
of the storefront, the walls are required to meet
the ground to provide a frame for the storefront
opening.  The minimum horizontal dimension
of these end walls is one foot six inches
(1’-6”).  To reflect historical construction tradi-
tions, no single opening in the wall plane greater
than twelve feet (12’-0”) can occur.  Each open-
ing in the wall plane must be flanked by a por-
tion of wall with a minimum horizontal dimen-
sion of one foot six inches (1’-6”).

MAXIMUM OPENING

MIN.
1’-6”

MIN.
1’-6”

FIGURE 3.5  STOREFRONT WALLS

3.6 Roofs

Roof forms on storefronts must be complete.
Mansard and partial roofs are not allowed.  In
general, pitched roof forms are not appropriate
on the storefronts of Carmel Plaza,  however,
roofs are permitted at projecting bay windows.
If roof forms are a part of the storefront design,
they must come to a complete peak and should
be expressed in the interior of the space.  See
the Materials section for allowed and prohib-
ited roof materials.

SUBSTANTIAL WALLS

MATERIAL VARIATION

COMPLETE  ROOF FORMS

COMPLETE ROOF FORMS

INTERMEDIATE WALL
MIN. 1’-6”

IN WALL PLANE 12’-0”

END
WALLS

END
WALLS
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GENERAL STOREFRONT CRITERIA

3.7 Overhangs

Overhangs are permitted in storefronts provided
that they are an integral part of the storefront
design.  Eaves should be kept low (7-1/2 feet
to 9 feet) in keeping with the small scale of
Carmel.  The underside of overhangs must be
articulated with architectural elements such as
brackets, coffers or exposed beam-ends.
False, purely decorative balconies and balus-
trades are not allowed.

3.8 Umbrellas

Umbrellas can add to the pedestrian scale and
experience of the streetscape.  Umbrellas are
only allowed in the tenant’s exterior leased pre-
mises and can not overhang into the public
right-of-way.  Umbrellas should be small in scale
(maximum six feet in diameter) and no more
that nine feet high (9’-0”) at the peak.  Wood or
wrought iron are the only acceptable materials
for the umbrella structure.  No insignia, graph-
ics or text is permitted on the umbrella fabric.
The umbrella fabric must be flame retardant
material in a color approved for awnings (see
Section 4.2).

3.9 Stairs/Ramps/Railings

Stairs, slopes and railings must conform to
California Title 24 and the Americans with Dis-
abilities Act for accessibility.  Stairs are required
to use decorative, natural materials, such as
brick treads and risers, or decorative tile ris-
ers.  Ramps are similarly required to use natu-
ral materials such as brick pavers or stones.

Railings must be considered an integral part of
the storefront design.  Wrought iron or decora-
tive wood railings are required.  Standard, code-
minimum steel railings are not acceptable.

3.10 Landscaping
(at grade, in planters)

Carmel is seen as “a village in a forest,” and
landscaping plays a major role in the atmo-
sphere of Carmel Plaza and the commercial
district.  Landscaping should generally be in-
formal and naturalistic.  Tenants may utilize
built-in planters within their storefront design
with the approval of Carmel Plaza Manage-
ment.  Built-in planters are required to be pro-
vided with a concealed irrigation system.

In-ground planters are appropriate at storefront
recesses or flanking a store entry.  Planter
boxes can be utilized under storefront display
windows.  Planter boxes should be detailed as
an integral part of the storefront and constructed
from natural materials that are compatible with
the overall storefront design.  Planter boxes
may be constructed of any material that is ac-
ceptable for walls.  See the Materials section
of these design guidelines for acceptable ma-
terials.

Hanging planters can add pedestrian detail and
color to a storefront and may be utilized with
the approval of Carmel Plaza Management.
Hanging planters must be integrated with the
overall storefront design and are required to
maintain seven feet (7’-0”) clear between grade
and any planter or plant material.  Plant mate-
rial can not protrude more than 12 inches (12”)
from the planter in any direction.  All irrigation
lines to planted areas must be concealed.

DECORATIVE STAIRS AND RAILINGS

NATURAL PAVING

UMBRELLA

DECORATIVE STAIR

ARTICULATED EAVE
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GENERAL STOREFRONT CRITERIA

3.11 Audio/Music/Speakers

Music can help to define the ambience, and
set the tone for the merchandise of a tenant,
however, it is necessary that all audio (speak-
ers or sound) is confined within the tenant’s
leased premises so that pedestrians can en-
joy the natural ambience of Carmel Plaza.

Exterior speakers are prohibited.

3.12 Exterior Lighting

True to the concept of a “village in a forest,” the
exterior lighting is required to be subtle.  In gen-
eral, the exterior lighting at Carmel Plaza is al-
ready in place and has been designed to be
the minimum required for public safety.  How-
ever, light fixtures can contribute to the human
scale of the storefront and add detail to the fa-
cades.  Light fixtures should be incorporated
into the overall design of the facade and con-
tribute to the natural village character of Carmel
Plaza.

 All light fixtures must be screened.  No ex-
posed light sources are allowed.  Neon light-
ing, spotlights, flood lights, wall washers, land-
scape lighting and tree lighting are not allowed.
See the Signage section of these design guide-
lines for lighting allowed for signage.  See the
Materials section for allowed and prohibited
lighting materials.

3.13 Signage

Signage is an integral part of the storefront de-
sign.  Tenants must comply with both these
guidelines and the City of Carmel’s Sign Ordi-
nance (Chapter 17.36).  Where conflicts oc-
cur or any uncertainty exists between these
guidelines and the Sign Ordinance, the most
restrictive provisions shall apply.

Signs should be compatible with the design of
the storefront and are meant primarily as iden-
tification, not as advertisement or an attention-
grabbing device.  Signs are typically made of
wood and oriented to the pedestrian, not the
automobile.

Signs should be informative of the business
name, use and location.  The business name
should be the primary focal point of the sign
and any logos or graphics should be visually
subordinated relative to the business name.
They should be simple in design; any creative
graphic depictions should be related to the busi-
ness use and shall be in scale with the sign
text.  Signs are required to be made of perma-
nent and natural materials.  See the Materials
section for sign materials that are acceptable
and unacceptable.

There are three types of signs governed by
these guidelines:  1) exterior business signs
(including wall signs and hanging signs), 2) in-
terior business signs and 3) restaurant menu
signs.

SHIELDED LIGHT FIXTURE

TRADITIONAL LIGHT FIXTURES

CARVED, PAINTED WOOD SIGN
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GENERAL STOREFRONT CRITERIA

3.13.1 Exterior Business Signs

One (1) exterior business sign (wall sign or
hanging sign) is allowed per tenant store.  The
following standards must be followed for exte-
rior business signs.

1. The maximum area of a wall-mounted sign
is six (6) square feet.

2. The maximum area of a hanging sign is
three (3) square feet.

3. Calculation of sign area:

All faces of multi-faced sign will be included
in the calculation of area except for a
double-faced hanging sign in which case
only one (1) face will be included.

For irregularly shaped signs, the calculated
area is based on the smallest rectangle that
wholly contains the sign.

Brackets or other attachments incorporat-
ing design elements that are descriptive or
informative of the business use will be in-
cluded as a part of the sign area.

4. Signs must be located as close as pos-
sible to the business entrance and below
the eave or parapet line of the building.
Hanging signs must not project more than
thirty inches (30”) from the face of the store-
front.  Hanging signs are required to have a
minimum thickness of one and one-half
inches (1-1/2”) and a maximum thickness
of six inches (6”).  Hanging signs are to have
a minimum of seven feet (7’-0”) and maxi-
mum of eight feet (8’-0”) of vertical clear-
ance from the sidewalk for pedestrian
travel.

3.13.2 Interior Business Signs

Interior business signs are those signs that are
visible from exterior areas.  The following stan-
dards must be followed for interior business
signs.

1. Signs affixed to a window:

      Maximum number of signs affixed to win-
dows is six (6) with a maximum aggregate
area of 100 square inches.  The maximum
letter size is one inch (1”).  Sign content is
limited to “hours of operation,” “will return,”
“alarm,” “no food or drink,” and/or “credit
card.”

2. Signs 0 feet to 5 feet back from the store-
front:

Signs can be unlimited in number with un-
limited content.  Maximum letter size is one
inch (1“).  The maximum size of a single
sign is one (1) square foot,  with a maxi-
mum aggregate area counting all signs of
two (2) square feet.  Business name or
identifying part of business name is limited
to ten percent (10%) or less of the area of
each sign.

3. Signs 5 feet or more back from the store-
front:

Signs can be unlimited in number with un-
limited content.  Maximum letter size is
three inches (3”) with a maximum aggre-
gate area counting all signs of six (6) square
feet.  Business name or identifying part of
business name is limited to ten percent
(10%) or less of area of each sign.  Signs
can not be lighted.

EXTERIOR BUSINESS SIGNS

5. The design should be informative of the
business name and use.  Signs should be
simple in graphic design; compatible with
the design, color, size, and scale of the
business storefront, adjoining structures
and surroundings.  Any graphic or pictorial
representations must be in scale with the
text on the sign.

6. See Section 3.13.4 for Sign Lighting.

EXTERIOR BUSINESS SIGNS
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GENERAL STOREFRONT CRITERIA

3.13.3  Restaurant Menu Signs

Restaurant Menu Signs are allowed in two
forms: contained within menu boxes (for res-
taurants) and/or take-away menus (for all food
uses).  A menu box is a permanently mounted
architectural element on, or immediately adja-
cent to the business for displaying menus,
awards or daily food specials.  A take-away
menu holder is a small, temporary or perma-
nent container holding take-away menus for
free distribution to the public.  The following
standards must be followed for Restaurant
Menu Signs.

1. Menu Box:

Maximum number of Menu Boxes is one
(1), with a maximum size of four (4) square
feet.  The Menu Box may not be affixed to a
door or window and must be located at the
entry.  The contents can include a menu
identical to that being used in the restau-
rant, special menus or awards.  The de-
sign must be compatible in scale, colors
and materials to the storefront.  Menu Boxes
may be internally illuminated.  Each Menu
Box is allowed a total maximum of fifteen
(15) watts of interior lighting and can be
lockable.

3.13.4 Sign Lighting

Businesses open to the public during the hours
of darkness shall be allowed limited exterior
lighting to enable patrons to find and identify
the business.  The lights shall be turned off when
the business is closed each evening. One (1)
incandescent  (25 watts) or halogen (20 watts)
light is allowed per three (3) square feet of sign
area or for each side of a double-faced hang-
ing sign.

Each light source shall be a small, bullet-type
fixture painted to match surroundings, mounted
to a nearby building element or incorporated
into a support bracket but not designed or
mounted to become part of the sign.  The light-
ing shall be architecturally compatible with the
building or mounted to be recessed or shielded
or otherwise not readily visible to pedestrians.
It shall also be aimed directly toward the sign
but not toward the eye level of pedestrians or
vehicles.

MENU BOX

MENU BOX

INTEGRATED SIGN LIGHTING

BULLET-TYPE SIGN LIGHT FIXTURE

BULLET-TYPE SIGN LIGHT FIXTURE2. Take-Away Menu Holder:

Maximum number of Take-Away Menu
Holders is one (1),with a maximum size of
one (1) square foot.  The Take-Away Menu
Holder may not be affixed to glass in a door
or window and must be located at the
entry.  The contents are limited to take-
away menus only.  The Take-Away Menu
Holder must be constructed of wood
(painted or stained) or basketry.  Lighting is
not allowed on Take-Away Menu Holders.

298



13

4.0  EXTERIOR STREET FACADES The Elegant Natural Tradition

The exterior storefronts are part of the urban
fabric of Carmel’s commercial district.  They
must be designed to fit within the unique char-
acter of the city.  Carmel is known as a “village
in a forest” and can be described as following
the “Elegant Natural Tradition” of Carmel.
Storefronts in the Elegant Natural Tradition do
not call undue attention to themselves, but fit
into the context of the city.  They respect the
small-scale buildings in Carmel and are con-
structed of natural materials, with a high level
of detail.  Storefronts are not required to ad-
here to a specific style, but should be built with
respect for traditional proportions and histori-
cal construction techniques.  The vast major-
ity of Carmel’s buildings were built with load
bearing masonry or frame walls.  Because of
the construction type, there are large areas of
exterior walls.  Walls adequate to carry the
buildings’ loads to the ground flanked the store-
front openings.  Pilasters were of significant
width for the same reasons.  Storefronts should
respect the proportions that grew out of these
structural necessities.

The tenant is encouraged to provide entries and
display windows along the exterior street fa-
cades provided the buildings of Carmel Plaza
retain their sence of continuity.  New entries
and display windows should be consistent with
the prevalent architectural style of the adjacent
buildings.  Tenants are encouraged to provide

pedestrian-scaled interest through the use of
variations in color and surfaces of doors, win-
dows and entry elements.  Windows are re-
quired to have a twelve inch (12”) minimum
base below each sill in a material, texture or
color that contrasts with the wall material above
the base.

The materials of the exterior street facades
must reflect the “Elegant Natural Tradition.”  The
use of natural materials such as wood, brick
and stone is encouraged.  In any event, the
materials must be durable and timeless.  These
design guidelines seek to specifically address
the characteristics of the “Elegant Natural Tra-
dition” that will ensure that exterior street fa-
cades reinforce the unique atmosphere of
Carmel and Carmel Plaza.
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EXTERIOR STREET FACADES

4.1 Awnings

Awnings must fit within the overall character of
the storefront.  The awnings must be detailed
so that their shape, proportions and support-
ing members complement the storefront.  Aw-
nings are not allowed on north-facing facades.
Awnings must be designed to be compatible in
form and detail to any adjacent awnings.  Long,
continuous awnings, single awnings with ir-
regular depths and awnings that extend more
than four feet (4’) from the storefront are not
permitted.

Awnings must relate to storefront openings.  A
minimum four-inch (4”) valance is required for
awnings.  The maximum length to height ratio
for awnings is 2/1.  Fabric is the only accept-
able awning material.  No insignia, graphics or
text is permitted on awning fabric.  Awning sup-
ports may be steel (painted to match the aw-
ning, or to match a storefront accent color) or
wrought iron.  See the Colors section of these
guidelines for acceptable awning colors.

FIGURE 4.1  AWNINGS
AWNINGS RELATE TO OPENINGS

LONG, HORIZONTAL
AWNINGS NOT ALLOWED

The Elegant Natural Tradition

AWNINGS FIT IN OPENING WITH VALANCE

AWNINGS RELATE TO
WINDOW OPENINGS
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EXTERIOR STREET FACADES The Elegant Natural Tradition

4.2 Acceptable Colors

The storefront’s colors are required to lend a feeling
of subtle, naturalistic elegance.  They must blend in
with the natural surroundings, the base building and
adjacent storefronts.  Colors must respect the estab-
lished traditions of the commercial neighborhood and
blend harmoniously with the patterns of the street.

Base colors that are muted and blend with the natural
surroundings are required.  The tenant may choose a
base color with any hue with saturation of 15% or less.
See the color wheel for acceptable base colors.

Accent colors can be more saturated.  Accent colors
are limited to 15% of the storefront area, not including
awnings.  Brightness of accent colors must be 50%
or less (0%=black, 100%=white).  See the color wheel
at right for acceptable accent colors.  Awning colors
can be any acceptable color.

Colors that vary from the standard palettes may re-
quire separate city planning commission approval.

Mottling, antiquating and faux finishes are not allowed.

The colors in this manual are reproduced as accu-
rately as possible; however, due to variations in print-
ing processes, these colors may have some varia-
tion from actual acceptable colors.  Refer to the Ben-
jamin Moore colors listed below for examples of ac-
tual acceptable colors for use on the exterior street
facades.

Base Colors:
Numbers 2088 through 2175 with a suffix of 70.

Accent Colors:
Historic Colors (Prefix of HC) with a base of 4B.

Standard Color Wheel Base Colors
(Any Hue: Saturation 15% or Less)

Accent Colors
(50% brightness maximum)

NATURAL COLORS

MUTED ACCENT COLORS

ACCEPTABLE
ACCENT
COLORS

ACCEPTABLE
BASE

COLORS
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EXTERIOR STREET FACADES The Elegant Natural Tradition

4.3 Materials

Materials form the pedestrian’s first impression
of the storefront.  They are required to have a
natural appearance and a sense of warmth.
Materials must blend in with the natural sur-
roundings, the base building and adjacent
storefronts.  Natural materials such as wood,
stone, brick and tile are required.  A high level
of detailing, including carved wood, moldings
and architectural elements such as pilasters,
eaves and cornices are encouraged.

Mottling, antiquating, faux finishes, plastic and
imitation materials are not allowed.  Polished
materials, including polished stone and polished
metal are not permitted.

Any materials to which a color is applied must
follow acceptable colors per Section 4.2.  The
following list outlines materials allowed and not
permitted for a variety of uses including pav-
ing, wall materials, windows, doors, signs and
lighting.  In general, warm, natural materials are
allowed while polished, cold materials are not
allowed.

Paving Materials Allowed: Paving Materials Not Permitted:

Brick (new or used) Manufactured used brick
Natural un-gauged stone (slate, flagstone, etc.) Polished stone
Unglazed terra cotta pavers Glazed ceramic mosaic tile
Unglazed ceramic mosaic tile Glass block

Concrete
Asphalt

Terrazzo
Untreated wood

Wall Materials Allowed: Wall Materials Not Permitted:

Brick (new or used) Manufactured used brick
Painted brick Polished stone
Natural un-gauged stone (slate, flagstone, etc) Exterior insulated finish system (EIFS)
Cement plaster (smooth steel trowel finish) Glazed ceramic mosaic tile
Unglazed ceramic mosaic tile Polished metal
Stained wood (shingles, board & batten, ship-lap, etc.) Concrete block
Painted wood (shingles, board & batten, ship-lap, etc.) Glass block
Wrought iron Sheet wood products (T-111, etc.)
Decorative glazed accent tiles

Window Materials Allowed: Window Materials Not Permitted:

Wood windows Standard aluminum storefront systems
Steel windows Frameless glazing (butt-glazing)
Aluminum windows (if articulated) w/ industrial Mitered corners

flouro-polymer coating or equal finish Etched glass
Beveled glass

Glass block
Anodized aluminum

Door Materials Allowed: Door Materials Not Permitted:

Wood doors Standard aluminum storefront doors
Wood and glass doors All-glass doors
Dutch doors Anodized aluminum
Steel doors
Aluminum doors (if articulated) w/ industrial

flouro-polymer coating or equal finish

Stained wood
Exposed aggregate concrete
Decorative glazed tile at stair risers
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EXTERIOR STREET FACADES The Elegant Natural Tradition

Roof Materials Allowed: Roof Materials Not Permitted:

Wood shingles Asphalt shingles
Clay tiles Cement tiles
Natural metal (copper, zinc, etc.) Manufactured imitation materials
Slate Painted or coated metals
Gutters must be copper or painted metal

Sign Materials Allowed: Sign Materials Not Permitted:

Painted wood Plastic
Natural or stained wood Fabric
Carved wood Imitation materials
Ceramic tile Glass
Natural stone Polished stone
Natural metals (cor-ten, iron, copper etc.) Polished metal
Painted metal

Sign Bracket Materials Allowed: Sign Bracket Materials Not Permitted:

Wrought iron Polished metal
Painted steel Imitation materials
Painted wood Plastic
Natural or stained wood Aluminum
Aged metal

Light Fixture Materials Allowed: Light Fixture Materials Not Permitted:

Painted wood Plastic
Natural or stained wood Fabric
Carved wood Imitation materials
Painted metal Polished metal
Wrought iron Polished stone
Natural metals (cor-ten, iron etc.) Polished metal
Clear glass
Beveled glass
Frosted glass

Hardware Allowed: Hardware Not Permitted:

Wrought iron Polished metal
Natural finished metal Plastic
Natural finished wood (door pulls, etc.) Imitation materials

Painted metal
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5.0  INTERIOR COURTYARD FACADES The Downtown Tradition

The interior storefronts set the character for
Carmel Plaza’s courtyard.  Courtyards are a
tradition in Carmel’s commercial district and
contribute to the informal nature of the shop-
ping experience.  The storefronts in the court-
yard of Carmel Plaza should be compatible
with the “Elegant Natural Tradition” of the exte-
rior facades, but designers are encouraged to
be innovative in their approach to the facades
in the courtyard.  The “Downtown Tradition “ is
based upon each storefront having its own
unique identity while maintaining compatibility
with adjacent storefronts.  The result is a rich-
ness of design and expression that is found in
small downtown streets. Like the exterior street
facades, the interior courtyard facades should
respect the small scale of buildings in Carmel
and are to be constructed of natural materials,
with a high level of detail.  Storefronts are not
required to adhere to a specific style, but should
respect the small scale of Carmel Plaza.

The acceptable colors and materials of the in-
terior courtyard facades in the “Downtown Tra-
dition” are less restrictive than those of the “El-
egant Natural Tradition.”  The use of natural
materials such as wood, brick and stone in an
innovative way is encouraged.  The colors are
encouraged to be vibrant and lively.  In any
event, the materials must be durable and el-
egant.  These design guidelines seek to out-
line the characteristics of the “Downtown Tra-
dition” that will ensure that interior courtyard
facades create a lively and festive environment
for the courtyard of Carmel Plaza.

5.1 Awnings

In general, awnings are not appropriate on the
interior courtyard facades of Carmel Plaza.
Awnings are not allowed when the storefront is
behind an arcade or under an overhang.

Where awnings are allowed, they must fit with
the overall character of the storefront and must
be designed to be compatible in form and de-
tail to any adjacent awnings.  Awnings are not
appropriate on north-facing facades.  Long,
continuous awnings, single awnings with
irregular depths and awnings that extend more
than four feet (4’) from the storefront are not
permitted.  No insignia, graphics or  text are
allowed on awning fabric.  Where permitted,
awnings must comply with the requirements
of Section 4.1.

AWNINGS

THE COURTYARD AT CARMEL PLAZA
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INTERIOR COURTYARD FACADES The Downtown Tradition

5.2 Acceptable Colors

The storefront’s colors are required to lend a feeling
of subtle, naturalistic elegance.  They must blend in
with the natural surroundings, the base building and
adjacent storefronts.

Base colors that are muted and blend with the natural
surroundings are preferred.  The tenant may choose
a base color with any hue with a saturation of 20% or
less.  See the color wheel for acceptable saturation.

Accent colors are encouraged for the interior court-
yard facades to help create a lively atmosphere.  Ac-
cent colors can be more saturated.  Accent colors
are limited to 20% of the storefront area.  Brightness
of accent colors must be 60% or less (0%=black,
100%=white).  Accent colors for the interior courtyard
facades are not limited in hue.  See the color wheel at
right for acceptable accent colors.

Colors that vary from the standard palettes may re-
quire separate city planning commission approval.

Paint must be applied as a solid color.  Mottling, anti-
quating and faux finishes are not allowed.

The colors in this manual are reproduced as accu-
rately as possible; however, due to variations in print-
ing processes, these colors may have some varia-
tion from actual acceptable colors.  Refer to the Ben-
jamin Moore colors listed below for examples of ac-
tual acceptable colors for use on the interior court-
yard facades.

Base Colors:
Color numbers 2088 through 2175 with a suffix of 60
or 70.

Accent Colors:
Color numbers 2088 through 2175 and Historic Col-
ors (Prefix of HC) with a base of 3B or 4B.

NATURAL COLORS

Standard Color Wheel Base Colors
(Any Hue: Saturation 20% or Less)

Accent Colors
(60% brightness maximum, all hues)

INTERIOR COURTYARD FACADES

ACCEPTABLE
ACCENT
COLORS

ACCEPTABLE
BASE

COLORS
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 INTERIOR COURTYARD FACADES The Downtown Tradition

5.3 Materials

Materials form the pedestrian’s first impression
of the storefront.  They are required to have a
natural appearance, and a sense of warmth.
They must blend in with the natural surround-
ings, the base building and adjacent storefronts.
Natural materials such as wood, stone, brick
and tile are required.  A high level of detailing,
including carved wood, moldings and architec-
tural elements such as pilasters, eaves and
cornices are encouraged.

Mottling, antiquating, faux finishes, plastic and
imitation materials are not allowed.

The following list outlines materials allowed and
not permitted for a variety of uses including
paving, wall materials, windows, doors, signs
and lighting.  In general, warm, natural materi-
als are allowed while polished, cold materials
are not allowed.

Paving Materials Allowed: Paving Materials Not Permitted:

Brick (new or used) Manufacured used brick
Natural un-gauged stone (slate, flagstone, etc) Terrazzo
Polished stone (with wet coefficient of friction >0.6) Glazed ceramic mosaic tile
Unglazed terra cotta pavers Glass block
Unglazed ceramic mosaic tile Concrete
Stained wood Untreated wood
Exposed aggregate concrete
Decorative glazed tile at stair risers
Modular Stone

Wall Materials Allowed: Wall Materials Not Permitted:

Brick (new or used)
Painted brick Manufactured used brick
Natural un-gauged stone (slate, flagstone, etc) Exterior Insulated Finish System (EIFS)
Polished stone (as accents) Glazed ceramic mosaic tile
Cement plaster (smooth steel trowel finish) Polished metal
Unglazed ceramic mosaic tile Concrete block
Stained wood (shingles, board & batten, ship-lap, etc.) Glass block
Painted wood (Shingles, board & batten, ship-lap, etc.) Sheet wood products (T-111, etc.)
Wrought iron
Decorative glazed tile accents

Window Materials Allowed: Window Materials Not Permitted:

Wood windows Standard aluminum storefront systems
Steel windows Frameless glazing
Aluminum windows (if articulated) w/ industrial Mitered corners

flouro-polymer coating or equal finish Beveled glass
Etched glass

Glass block
Anodized aluminum

Door Materials Allowed: Door Materials Not Permitted:

Wood doors Standard aluminum storefront doors
Wood and glass doors All-glass doors
Dutch doors Anodized aluminum
Steel doors
Aluminum doors (if articulated) w/ industrial

flouro-polymer coating or equal finish

DECORATIVE TILE RISERS

NATURAL MATERIALS

306



21

INTERIOR COURTYARD FACADES The Downtown Tradition

Roof Materials Allowed: Roof Materials Not Permitted:

Wood shingles Cement tiles
Clay tiles Manufactured imitation materials
Natural metal (copper, zinc, etc.) Painted or coated metals
Slate
Asphalt Shingles

Sign Materials Allowed: Sign Materials Not Permitted:

Painted wood Plastic
Natural or stained wood Fabric
Carved wood Imitation materials
Ceramic tile Glass
Natural stone Polished stone
Natural metals (cor-ten, iron etc.) Polished metal (on body of sign)
Painted metal
Polished metal (for lettering only)

Sign Bracket Materials Allowed: Sign Bracket Materials Not Permitted:

Wrought iron Polished metal
Painted steel Imitation materials
Painted wood Plastic
Natural or stained wood
Aged metal

Light Fixture Materials Allowed: Light Fixture Materials Not Permitted:

Painted wood Plastic
Natural or stained wood Fabric
Carved wood Imitation materials
Painted metal Polished metal
Wrought iron Polished stone
Natural metals (cor-ten, iron etc.)
Clear glass
Beveled glass
Frosted glass

Hardware Allowed: Hardware Not Permitted:

Wrought iron Plastic
Natural finished metal Imitation materials
Polished metal Painted metal
Natural finished wood (door pulls, etc.)

COURTYARD FACADES AT CARMEL PLAZA

307



22

6.0 SUBMITTAL REQUIREMENTS Carmel Plaza

6.0 Submittal Requirements

A tenant design package will be issued by the
landlord to new tenants entering the shopping
center and to those tenants upgrading their pre-
mises.  This package will include the Tenant
Storefront Design Guidelines.

These documents are to be used by the
tenant’s architect in establishing aesthetic and
technical parameters for the design of a pro-
posed store.

The tenant is obligated to submit drawings and
specifications to the Landlord, the Carmel
Plaza tenant coordinator, and the Carmel Plan-
ning Department for review.  Prior to Planning
Department submittal, the documents must
have received approval from the Landlord and
the Carmel Plaza Tenant Coordinator.  A Sub-
mittal that is compliance with these guidelines
will undergo planning staff (administrative) re-
view.  Submittals not in compliance will undergo
a public review process before the Design
Review Board or Planning Commission.  The
Planning Department reserves the right to re-
fer applications that involve significant policy
or design issues to the Planning Commission.

Submittals to the Landlord are in two sequen-
tial phases: the Preliminary Submittal and the
Final Submittal.  A Conceptual Submittal is
optional (see 6.1).  The required deliverables
for each phase of submittals is specified be-
low.

All plans shall be submitted to:

• Tenant Coordinator and Carmel Plaza
General Manager

• The Macerich Company

6.1 Conceptual Submittal (Optional)

Prior to any submittal, the tenant and /or
tenant’s architect may informally present to the
landlord or the design review architect the de-
sign concepts and ideas proposed for any new
work.  This can take the form of a meeting or
rough sketches and notes submitted by mail
or fax.  Although not required, it is highly rec-
ommended that the tenant present a concep-
tual submittal.

6.2 Preliminary Submittal

The tenant will, within twenty (20) days after
receipt of the tenant package, be required to
submit preliminary design drawings.  The pre-
liminary submittal is to include only those ar-
chitectural documents which are designated
below; additional submittal material will not be
considered.  Construction documents will not
be accepted for the preliminary submittal.

NOTE: The preliminary design phase is man-
datory.  Complete final plans will not be reviewed
until the basic storefront concept, including
signage and basic layout of the space, is ap-
proved.

The requirements of the preliminary submittal
follow:

1. A color rendered storefront elevation or
perspective including signage and graph-
ics.  This drawing must include the store-
fronts immediately adjacent to the tenant’s
storefront.

2. 1/4” scale floor plan indicating the configu-
ration of all storefront elements, basic fix-
ture layout, stock areas, and toilet rooms.
Overall dimensions should be included and
structural grids delineated.

3. 1/2” scale storefront elevations (including
the signage concept and clearly identified
materials for the storefront).

4. Storefront sections to fully illustrate the con-
cept and details for connections to the
Plaza’s elements.

5. A reflected ceiling plan.

6. Material and color samples for all storefront
elements mounted on a board no larger
than 11” x 17”.  Actual material samples
are required.  Samples that are not actual
materials will be rejected.

7. One set of sepias and two (2) sets of prints
shall be submitted for all preliminary draw-
ings.

The preliminary design review process consid-
ers the three-dimensional form of the storefront,
the materials, image, colors and signage inte-
gration to determine whether or not the criteria
has been met.  The Compliance Checklist (see
7.0) will be used to identify conformance and/
or deviation from these design guidelines.  One
of two responses will generate from this pro-
cess:

1. Approval as noted, with conditions to be ad-
dressed in the final submittal, or

2. Revise and re-submit, when the Tenant’s
basic design is unacceptable and needs to
be revised.  A re-submittal will then be re-
quired.  Final submittals will not be reviewed
until the preliminary re-submittal has been
approved.

Photographs of tenant’s existing stores that are
similar in design intent are encouraged to be
included in the preliminary submittal.

The landlord’s design consultant is available
for informal conversations with the tenant or
his architect at any point in the design or sub-
mittal process, to assist them in streamlining
their design approach and to gain compliance
with the requirements of the Tenant Storefront
Design Guidelines.
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SUBMITTAL REQUIREMENTS Carmel Plaza

6.3 Final Submittal

When the tenant obtains preliminary design
approval, he is able to proceed with the sub-
mittal of final construction documents for re-
view.  Like the preliminary review, the final sub-
mittal is either accepted or returned with con-
ditions to be addressed.

Final approved plans must not have corrections
or comments.  Final plans must be re-submit-
ted until approval is reached.  Three (3) sets of
bluelines and one (1) set of sepias will be re-
quired for all drawings in the final submittal.  The
final submittal blueline sets must be wet-
stamped and signed by the appropriate design
professionals prior to submittal to the landlord
for final approval.  The final submittal must con-
tain the following:

1. Architectural Drawings

2. Electrical Drawings

3. Mechanical Drawings

4.   Sign Fabrication Shop Drawings

Upon final plan approval, the tenant will be
released to submit plans to the City of
Carmel.

Architectural Drawings

1. Key plans showing the location of premises
with the center

2. Floor plan at ¼” scale

3. Longitudinal section at ¼” scale

4. Interior elevations at ¼” scale

5. Reflected ceiling plan at ¼” scale

6. Storefront elevations at ½” scale

7. Storefront sections at ½” scale

8. Signage design and location, shown on the
storefront plan, section, and elevation draw-
ings.

9. Door, finish, and color schedules

10. Construction specifications

Electrical Drawings

1. Circuitry Plans

2. Panelboard schedules

3. Riser diagrams

4. Electrical load tabulations

5. Specifications

6. Any required energy calculations

7.   Fixture catalog cuts for any exposed
      storefront lighting

Sign Fabrication Shop Drawings

Shop drawings by the sign fabricator are to be
submitted for approval along with the final sub-
mittal.  All submissions are to include three (3)
sets of original sign shop drawings.

Faxed submittals will not be permitted.

Shop drawings must be fully dimensioned (in-
dicating sign panels, individual letter and over-
all sign lengths and heights) and include the
following information:

1. Material designation and color sample

2. Lighting specifications

3. Actual letter style and type

4. Detail drawings of all ornamental hardware
and metal

5.   A drawing indicating the precise sign
      location on the storefront and the location
      of all concealed hardware and equipment
      including transformers and access
      panels.

Mechanical Drawings

1. HVAC equipment and distribution diagram

2. Mechanical/electrical data tabulations sheet

3. Plumbing plans

4. HVAC specifications/requirement sheet

5.    Any required energy calculations
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EXTERIOR STREET FACADES
The Elegant Natural Tradition

1) Colors
a)  Acceptable Color Palette (Section 4)

2) Materials
a) Complies with Section 4.3

INTERIOR COURTYARD FACADES
The Downtown Tradition

1) Awnings
a) Awnings Not Allowed Under Arcade,
      Overhang or on South-facing Façade

2) Colors
a) Acceptable Color Palette (Section 5)

3) Materials
a) Complies with Section 5.3

STOREFRONT (Summary)

7.0   COMPLIANCE CHECKLIST Carmel Plaza

7.1 STOREFRONT COMPLIANCE CHECKLIST:  The following checklist summarizes the requirements of these guidelines and has been developed to assist the tenant in gaining storefront design approval.

GENERAL STOREFRONT CRITERIA

1) Façade Proportions and Scale
a) Vertically Proportioned Openings
b) Eight foot (8’-0”) Maximum Opening Height

(9’ w/ Transom)

2) Setbacks and Protrusions
a) Changes in Plane
b) Informal Composition
c) Two Foot (2’-0”) Recess at Entry
d) 40% of Storefront Recessed a Minimum

of One Foot (1’-0”)
e) Bay Windows 2’-6” Clear From Grade

3) Doors
a) Single Leaf (Unless Double Doors Required

for Exiting)
b) Maximum Door Height Seven Feet (7’-0”)
c) Wood, Wood and Glass, Steel or Steel and

Glass doors
d) If Aluminum and Glass, then Articulated

4) Windows
a) Wood, Steel or Articulated Aluminum Sash
b) Maximum Glazing Panel of Thirty (30) Square Feet
c) Vertical Proportions (1.4/1 Min.)

5) Walls
a) Maximum Opening Width of Twelve Feet (12’-0”)
b) End Walls One Foot Six Inches (1’-6”) Minimum
c) Variation in Plane, Texture or Materials for Walls
    Over Twenty Feet (20’-0”) in Length

6) Roofs
a) Complete Roof Forms

7) Overhangs
a) Low Eaves-Nine Feet (9’-0”) Maximum
b) Articulated Underside of Eaves

8) Umbrellas
a) Maximum Six Feet (6’-0”) in Diameter
b) Wood or Wrought Iron Structure
c) Flame Retardant Fabric Without Text or

Graphics
d) Maximum Nine Feet (9’-0”) High at Peak
e) Within Tenant’s Lease Premises

9) Stairs/Ramps/Railings
a) Natural Materials on Stairs/Ramps
b) Wood or Wrought Iron Railings

10) Landscaping
 a) Informal Composition
 b) Concealed Irrigation System

11)  Audio/Music/Speakers
 a) Confined Within Leased Premises

12) Lighting
 a) Screened Fixtures

13) Signage
 a) Exterior Business Signs
 b) Interior Business Signs
 c) Restaurant Menu Signs
 d) Sign Lighting

14) Awnings
a) Relate to Window Openings
b) Maximum Length to Height Ratio of 2/1
c) Four Inch (4”) Minimum Valance
d) Painted Steel or Wrought Iron Supports

In Not In
Compliance Compliance

q q

q q

q q
q q
q q

q q
q q

q q
q q

q q
q q

q q
q q
q q

q q
q q

q q

q q

q q
q q

In Not In
Compliance Compliance

q q
q q

q q
q q
q q

q q
q q

q q
q q

q q

q q

q q
q q
q q
q q

q q
q q
q q
q q

In Not In
Compliance Compliance

q q

q q

q q

q q

q q

q q
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Attach B – Photos of Various Proposed Changes 
 

The demolition and infill of the existing staircase on the north side of the courtyard 
 

  
 
 
 

 
 
 
 

The demolition and reconstruction of the two interior staircases with new built-in seating 
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The removal of all wood railings and replacement with new metal hand rails 

 
 
 

The removal of all cantilevered railing planters 
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Removal of non-structural decorative awnings 
 

 
 
 

 
 

Demolish existing pop-out windows 
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Five new monolith signs at all entrances 
 

 
 

Replacement of four existing windows on the West elevation and the addition of new awnings 
above all four 
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Replacement of two existing windows on the East elevation and the addition of three new 

awnings 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Addition of new trellis walls at all entrances 
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Removal of the existing tiles and replacement with new stone veneer at the North Mission 
Street entrance 
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Attachment D – Lighting Details 

Existing Lights 

 

 

 

 

 

 

 

 

 

 

 

 

Overhead festoon lighting and towers at the Ocean Avenue Entrances 

 

Overhead festoon lighting in the interior courtyard 
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Proposed Lights 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

May 11, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Subject:  Annual review of the City’s Wine Tasting Policy 
 
 
Recommendation: 
 
Review the policy and determine if any amendments are needed 
 
Background and Purpose:  
 
On March 3, 2015, the City Council adopted a revised Wine Tasting Policy to provide guidelines 
to assist the City with review of applications for wine tasting rooms.  The policy was developed 
based on recommendations from a Wine Tasting Room Subcommittee, and included the 
involvement of several stakeholders, including the Monterey County Wine Growers Association 
and the Carmel Chamber of Commerce. 
 
The Planning Commission requested that the policy be reviewed in one year to determine if any 
revisions were needed.  The Commission also directed the subcommittee to prepare a general 
description of the types of regular special events could be allowed to encourage sales and 
marketing of wine for the education and development of current and potential customers.  A 
description of what constitutes a special event is included.  The Commission should provide 
guidance to staff on the description. 
 
Staff analysis:  
 
Policy Review:  The Wine Tasting Policy includes a guideline stating that: “No more than three 
wine tasting Use Permits for new locations shall be issued within any 12-month period. To 
encourage diversity in the Commercial District, retail wine tasting shops located north of Ocean 
Avenue are strongly encouraged.”   
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Wine Tasting Policy 
May 11, 2016 
Staff Report  
Page 2 
 
Staff notes that since the policy was adopted in March 2015, three applications were submitted 
and only one was approved.  All three applications proposed to locate the wine tasting room 
south of Ocean Avenue, which was one of the reasons for both denials.  The one use permit 
that was approved was for a location south of Ocean Avenue in the Carmel Plaza.  The 
Commission determined that the diversity of the City’s Commercial District would not be 
adversely impacted by the location.  Staff recommends that the City continue to implement the 
policy as written and review it again in March 2017.  Any substantial revisions to the policy 
would require approval by the City Council.   
 
Special Events:  The subcommittee determined that there is a distinction between “routine” 
events and “special” events.  Routine events are strictly for the purpose of promoting wines 
sales and generally do not involve a large number of attendees, live music, or any activities 
outside of the building.  The subcommittee recommended that there potentially be a maximum 
of 2 routine events allowed per month and a total of 24 routine events per year.   
 
Special events could include a large number of attendees, may include music, and can be held 
for general social functions that may or may not be for the purpose of promoting wine sales.  
Pursuant to Municipal Code Section 9.16.030, the business is allowed a maximum of 4 special 
events per year, subject to written authorization from the Community Planning and Building 
Director upon review of each specific request. 
 
Environmental Review:  This project is exempt from CEQA pursuant to Section 15061.b(3) of 
the CEQA Guidelines.  The proposed action is an amendment to an existing City policy and will 
not result in any potentially significant environmental impacts.   
 
ATTACHMENTS: 
 

• Attachment A –Wine Tasting Policy (dated 3/3/15) 
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City of Carmel-by-the-Sea 
Wine Tasting Policy  

(Revisions Adopted 3/3/2015) 
Purpose 
 
To establish guidelines for the review and approval of wine tasting facilities in the Central 
Commercial and Service Commercials Districts in the downtown.  
 
Policy 
 
The General Plan encourages a balanced mix of uses that serve the needs of both local and non-
local populations.  The Planning Commission recognizes the demand for establishing wine 
tasting facilities but also recognizes that their proliferation could impact the balanced mix of uses 
that the General Plan encourages.   
 
Definition 
 
A wine tasting room is a stand-alone establishment with a Duplicate Type 02 ABC license, in 
which the primary purpose to encourage patrons to purchase wine for off-site consumption.  
Establishments should not operate as a wine bar, where the primary purpose would be for patrons 
to consume wine on premise other than for the purpose of wine tasting.  It is recognized that 
tasting rooms host occasional promotions and special events to encourage sales and marketing of 
wine for the education and development of current and potential customers.      
 
The following standards are recommended and shall be considered by the Planning Commission 
in its review of wine tasting permits: 
 

1. Wines originating from Monterey County Vineyards and Wineries and locating their off-
site tasting rooms in Carmel are desired and strongly encouraged.  The tasting room 
should have a Duplicate Type 02 ABC license of a primary Type 02 ABC licensed 
winery located within Monterey County.  All wines stored, displayed, and offered for sale 
and tasting should have been produced in a Type 02 Bonded Winery located in Monterey 
County with the vast majority (i.e. 75% or more) from grapes grown in Monterey 
County.     

2. No more than three wine tasting Use Permits for new locations shall be issued within any 
12-month period.  To encourage diversity in the Commercial District, retail wine tasting 
shops located north of Ocean Avenue are strongly encouraged.  

3. A wine tasting room may be permitted a limited number of special events specified 
through the Use Permit for the purpose of marketing and educating current and potential 
customers on wine.   

4. In order to avoid the appearance of a bar, the wine tasting service and seating area should 
generally be limited to no more than 30% of the floor area of the retail space.  The 
remaining area should primarily consist of wine-related retail display. 

5. In general, the size of the retail and wine tasting area combined (office and storage 
excluded) should be no larger than 1,000 square feet. 
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6. Tasting should only involve traditional wine based products such as still wines, sparkling 
wines or Port-type products, no other alcoholic beverages should be permitted to be 
tasted or purchased. 

7. The maximum serving size should be 2 ounces per serving.  Customers should not be 
permitted to drink bottles of purchased wine in the store and no wine tasting should take 
place on public property. 

8. Light snacks such as cheese, crackers, and bread may be served; however, meals are not 
permitted.  

9. In order to encourage diversity and maintain a balanced mix of uses, no more than five 
establishments offering tasting should be permitted within any standard two-block area as 
depicted in Figure 1.* For smaller blocks including Blocks 70, 71, 72, and 73; or for 
other blocks in which these boundaries do not apply, the Planning Commission shall 
consider proposals on a case by case basis that meet the intent of this density limitation.    

10. Night time hours should generally be limited to no later than 9:00 p.m.   
11. Wine tasting associated with other uses such as retail food, art galleries, clothing stores, 

and the like is discouraged. 
 
 
*For the purposes of this policy a “standard two-block area” would include all commercial spaces on both sides of a 
street located between the next two cross streets.  The cross streets at the end of the blocks are also included up to 
the mid-point of each block.   
 
                 Figure 1: Example of Standard Two-block Area (max 5 wine tasting establishments) 
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