
CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

REGULAR MEETING AGENDA  
 
Regular Meeting July 13, 2016 
City Hall Wednesday 
East Side of Monte Verde Street Tour:  2:30 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  
  Ian Martin 
  Gail Lehman 
 
B. TOUR OF INSPECTION 
 
 Shortly after 2:30 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 June 8, 2016 Planning Commission Meeting 

 
2.    DS 16-153 (O’Brien) 

Claudio Ortiz Design Group 
Lincoln Street, 5 SE of 12th 
Blk: 136; Lot:  12 
APN:  010-171-016 

Consideration of a Final Design Study (DS 16-
153), Variance, and Coastal Development Permit 
applications for alterations to an existing 
residence located in the Single-Family 
Residential (R-1) Zoning District 
 

3. DS 16-172 (Entis) 
Claudio Ortiz Design Group 
Casanova Street, 2 SW of 12th  
Blk: AA;  Lot:  03 
APN:  010-281-003 

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

           
 
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. SI 16-180 (Brophy’s Tavern) 
Stanley Gray 
NE corner of 4th Ave. and San Carlos. 
Blk: 35; Lots:  part of 7, 8, 17, & 18 and 
all of 10, 12, 14, 16 
APN: 010-123-014 
 

Consideration of a Commercial Sign Application (SI 
16-180) for installation of second wall-mounted 
business sign 

2. DS 16-235 (Swift) 
Ross Roofing 
Mission St., 2 SE of 10th Ave. 
Blk: 118, Lot: West half of 2 and 4 
APN: 010-075-018 

Consideration of a Design Study (DS 16-235) 
referral to the Planning Commission for the 
replacement of an existing composition shingle roof 
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3. DR 16-32/SI 16-034 (Leidig/Draper) 
Erik Dyar 
SW corner of Dolores & 5th 
Block 55, Lots: 1-4 
APN: 010-138-021 

Consideration of Design Review (DR 16-32), 
Coastal Development Permit and Use Permit (UP 
16-034) applications to demolish an existing 
commercial building in order to construct a new 
mixed-use building that includes commercial space, 
eight dwelling units, and an underground parking 
garage.  The project site is located in the Service 
Commercial (SC) Zoning District. 
 

4. 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, Lots: All 
APN: 010-086-006 
 

Consideration of a 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 

  

I. DIRECTOR’S REPORT 
 

1. Update on Planning Activities  
 
J. SUB-COMMITTEE REPORTS 
 

1. Restaurant Subcommittee update 
  

K. ADJOURNMENT 
 

The next meetings of the Planning Commission will be: 
 

      Thursday, July 28, 2016 - Joint meeting with Forest & Beach Commission (3:30 p.m.) 
            Wednesday, August 10, 2016 – Regular Meeting (4:00 p.m.) 
 

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. 

 
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 & 
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Building Department located in City Hall, east side of Monte Verde between Ocean & 7th 
Avenues, during normal business hours. 

 
 

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 7th day of July 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 

 June 8, 2016   
 

 
A. CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION 
 
 PRESENT: Commissioners: Goodhue, Martin, Paterson, LePage and Lehman 
 
 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 2:00 p.m. and then toured the following sites:  
 

• UP 16-181 (Café Artemis), Ocean Ave. 3 SW of Mission St.; Blk: 77, Lot: 3  
• AD 16-216 (Carmel eBike),Dolores, 3 SW of 5th Ave.; Blk: 55, Lots: 5 & 7 
• DS 15-153 (O’Brien), Lincoln St., 5 SE of 12th.; Blk:136, Lots: 12 
• DS 16-172 (Entis),Casanova St., 2 SW of 12th; Blk: AA, Lot: 3 
• DS 16-177 (Kronenberger), SEC of San Antonio & 11th Ave.; Blk: X, Lot:2 
• City of Carmel-by-the-Sea, Carmel Beach Shoreline 
• DS 16-051 (Taylor), NWC of Camino Real & Ocean ; Blk: GG, Lots: 1,3,& 5 

 
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 

 
Marc Wiener, Interim Planning Director introduced Gail Lehman as new Planning 
Commissioner. 
 

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 April 13, 2016 Planning Commission Meeting. 
2. Draft minutes from the May 11, 2016 Planning Commission Meeting. 

              3.    DS 16-171 (Lowey) 
Brian Congleton 

                  Mission 2 SW of 1st. Ave.  
                  Blk:11,  Lot:7 
                  APN: 010-121-021 
 

 

Consideration of the reissuance of a Design Study 
(DS-16-171) and associated Coastal Development 
Permit with revisions for the construction of a new 
single-family residence located in the Single-
Family Residential (R-1) Zoning District located 
in the Single-Family Residential (R-1), Park 
Overlay (P) and Very High Fire Hazard Severity 
(VHFHS) Zoning Districts 
 
 
 
 

Marc Wiener, Interim Planning Director noted staff made corrections to the May 11, 
2016 minutes. Chair Goodhue noted correction.  
 
Commissioner LePage moved to accept Consent Agenda item #1, #2 and #3. 
Commissioner Paterson seconded the motion and carried the following vote: 5-0-0-
0. 
 
AYES:                    COMMISSIONERS: MARTIN, LEHMAN, PATERSON, LEPAGE  
                                                                  & GOODHUE  
NOES:                    COMMISSIONERS: NONE 
ABSENT:               COMMISSIONERS: NONE 
ABSTAIN:             COMMISSIONERS: NONE 

 
 

H. PUBLIC HEARINGS 
 

 
1. City of Carmel-by-the-Sea 

Carmel Beach Shoreline 
 

Presentation and update on the Shoreline 
Assessment Report 
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Speaker #1: David Shoman, Coastal Biologist summarized the Shoreline Assessment 
Report and provided Shoreline maintenance recommendations. 
 
Speaker# 2: Robert Mullane, AICP Public Works, Parks and Facilities Director provided 
further Shoreline maintenance detail and noted the City’s efforts to become proactive.  
 
Chair Goodhue opened the public hearing.  
 
Speaker #3: Barbara Livingston thanked Mr. Shoman for his presentation and noted an 
annual review is necessary. 
 
The public hearing was closed. 
 
Marc Wiener added the Planning Commission will receive regular updates and noted the 
possibility of a joint meeting between the Planning Commission and the Forest and 
Beach Commission.  
 
2. DS 15-466 (Murphy) 
    Richard Rhodes 
    Camino Real, 3 SE of Ocean Ave.             

                Blk: G ; Lots: 8 & 10  
    APN: 010-261-011 
       

Consideration of roofing materials for a 
previously approved Design Study (DS 
15-466) authorizing the demolition of an 
existing residence located in the Single-
Family Residential (R-1) Zoning District. 

Commissioner Lehman recused. 
 
Catherine Tarone, Assistant Planner provided staff report.  
 
Speaker #1:  Applicant/Architect, Richard Rhodes provided further design detail and 
answered questions from the Commission.  
 
Commissioner Goodhue opened the public hearing seeing no speakers the public hearing 
was closed. 
 
The Commission held discussion. Commissioner Martin requested the Applicant provide 
a sample of the proposed roofing material. Commissioner LePage agreed with 
Commissioner Martin. Commissioner Paterson noted his support for composition shingle 
in dark green color.  
 
Commissioner LePage moved to approve the heaviest composition shingle in dark 
green color as originally presented. Motion seconded by Commissioner Paterson 
and carried the following vote: 4-0-0-1. 
 
AYES:                    COMMISSIONERS: MARTIN, PATERSON, LEPAGE  
                                                                  & GOODHUE  
NOES:                    COMMISSIONERS: NONE 
ABSENT:               COMMISSIONERS: NONE 
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ABSTAIN:             COMMISSIONERS: LEHMAN  
 

            3.    AD 16-216 (Carmel eBike) 
                   Ryan Bell  
                   Dolores, 3 SW of 5th Ave.      
                   Block: 55, Lots: 5 &7 
                   APN: 010-138-003 

Consideration of an Administrative 
Determination (AD 16-216) for the 
acceptability of a bicycle rental shop at a site 
located in the Service Commercial (SC) 
Zoning District 

 
 
Catherine Tarone, Assistant Planner presented the staff report. Ms. Tarone requested the 
Planning Commission provide a determination of compatible use for the proposed 
business. 
 
Speaker #1: Ryan Bell, Applicant provided information on the proposed bike business 
and expressed his willingness to comply with the requests of the Planning Commission. 
Mr. Bell answered questions from the Commission and public.  
 
Commissioner Goodhue opened the public hearing. 
 
Speaker #2: Barbara Livingston noted concern with the potential increase of traffic and 
impact in the (R-1) Zone.  
 
Speaker #3: Roberta Miller voiced her concern for the proposed location and potential 
impacts.   
 
Speaker #4: Carl Iverson suggested the City look for ways to help the bike business and 
recommended another meeting to discuss the possibilities.  
 
Speaker #5: Darlene Mosley noted she is not in favor of the project due to potential safety 
impacts.  
 
Speaker #1: Ryan Bell answered questions from the Commission and public.  
 
Seeing no other speaker Commissioner Goodhue closed the public hearing.  
 
The Commission held discussion. Commissioners Paterson and Lehman noted that they 
were not in not in favor of the proposed eBike business due to safety concerns. 
Commissioner LePage noted his support for creating more opportunities for healthy 
activities in Carmel. Chair Goodhue and Commissioner Martin agreed with 
Commissioner LePage and added eBikes can potentially reduce car impact.  
Commissioner Lehman noted concern with the City’s narrow streets and unfamiliar 
drivers.   
 
Commissioner LePage motioned to allow the sale and rental of non-gasoline 
powered two wheeled bikes/eBikes (non-gasoline powered) at the proposed location 
through a Use Permit as an ancillary use to bike shop. Motion seconded by 
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Commissioner Martin and carried the following roll call vote 3-2-0-0: Motion 
passed. 
 
     AYES: COMMISSIONERS: MARTIN, LEPAGE & GOODHUE  
    NOES:                 COMMISSIONERS: PATERSON & LEHMAN 
    ABSENT:            COMMISSIONERS: NONE 

              ABSTAIN:           COMMISSIONERS: NONE 
 

            4.    DS 16-051 (Taylor) 
 Holdren & Lietzke 

                   NW corner of Camino Real  
                   & Ocean Ave. 
                   Blk: GG,  Lot:1,3 &5 
                   APN: 010-252-011 

Consideration of a Combined Concept and Final 
Design Study (DS 16-051) and associated 
Coastal Development Permit for the remodel of 
an existing historic residence located in the 
Single-Family Residential (R-1) Zoning District. 

  
Matthew Sundt, Contract Planner presented the staff report. Mr. Sundt clarified data 
information for the Commission and noted an encroachment permit is required for steps 
in the City’s right-of-way. 
 
Speaker #1: Applicant, Craig Holdren provided further design details and answered 
questions from the Commission.  
 
Chair Goodhue opened the public hearing. 
 
Speaker #2: Jim Harvey, neighbor asked for clarification regarding the roof line and 
noted his concern with the size of the proposed residence and potential view impacts.  
 
Speaker #3: Resident, Barbara Livingston inquired to the number of allowable fireplaces 
and to the type of lighting fixtures proposed. 
 
Speaker #1: Craig Holdren answered question from the public and clarified the chimney 
height.  
 

           Chair Goodhue closed the public hearing. 
 
The Commission held brief discussion.   
 
Commissioner LePage moved to accept DS 16-051 (Taylor) as presented with staff 
special conditions and to include a gas fireplace and non-frosted down lightning.  
Motion seconded by Commissioner Paterson and carried the following roll call: 5-0-
0-0. 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON, 

LEHMAN & GOODHUE 
NOES:                     COMMISSIONERS: NONE 
ABSENT:                COMMISSIONERS: NONE 
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ABSTAIN:               COMMISSIONERS: NONE 
 

            5.    DS 16-177 (Kronenberger) 
  Mark Thompson Design 

                  SE Corner of San Antonio  
                  & 11th Ave. 
                  Blk: X,  Lot: 2 
                  APN: 010-279-016 

Consideration of a Concept Design Study (DS 
16-177) and associated Coastal Development 
Permit for alterations to an existing residence 
located in the Single-Family Residential (R-1) 
Zoning District 

 

 

 
Ashley Hobson, Contract Planner presented the staff report. Ms. Hobson noted the 
Planning Department received letters from neighbors in regards to privacy impacts. 
 
Speaker #1: Applicant, Mark Thompson summarized design changes and noted the 
Owner’s desire for a classic Cape Cod style residence.   
 
Chair Goodhue opened the public hearing.  
 
Speaker #2: Neighbors, Doug and Christine Hollenbeck discussed the potential view 
impact with the proposed tree replacement location and second-story addition.  
 
Speaker #3: Mr. Hollenbeck noted the possibility to regain the view blocked by trees by 
lowering the residence.  
 
Commissioner Goodhue closed the public hearing.  
 
The Commission held discussion.  Commissioner LePage noted the second-story addition 
is not integrated to the overall design and created significant neighbor impacts. 
Commissioner Martin agreed with LePage. Commissioners Lehman and Goodhue both 
noted their concerns with the design.  
 
Commissioner Paterson moved to reject DS 16-177 (Kronenberger). Motion 
seconded by Commissioner LePage and carried the following roll call: 5-0-0-0. 
 
AYES:                       COMMISSIONERS: PATERSON, MARTIN, LEPAGE, 

LEHMAN & GOODHUE 
NOES:                    COMMISSIONERS: NONE 
ABSENT:               COMMISSIONERS: NONE 
ABSTAIN:              COMMISSIONERS: NONE 
 
6. DS 16-153 (O’Brien) 

Claudio Ortiz Design Group 
Lincoln St., 5 SE of 12th Ave.  

     Blk: 136, Lot: 12  
     APN: 010-171-016 
       

Consideration of a Concept Design 
Study (DS 16-153) and associated 
Coastal Development Permit for 
alterations to an existing residence 
located in the Single-Family Residential  
(R-1) Zoning District.  
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      Chair Goodhue recused.  
 
Ashley Hobson, Contract Planner provided staff report. 
 
Speaker #1: Applicant, Claudio Ortiz summarized design concept and explained the need 
for a variance. 
 
Chair Goodhue opened the public hearing.  
 
Speaker #2: Barbara Livingston noted her support. 
 
Speaker #3: Pat O’Brien expressed support for the project.  
 
Seeing no other speaker the public hearing was closed. 
 
The Commission held discussion. Commissioner Lehman expressed her support of the 
project and variance. Commissioner Martin also noted his support and noted desire for 
exterior down lighting. Commissioner Paterson expressed support for the overall project. 
 
Commissioner LePage moved to accept DS 16-153 (O’Brien) as presented with 
recommendations #1 and #2. Motion seconded by Commissioner Martin and carried 
the following roll call: 4-0-0-1. Motion passed. 
 
AYES:                       COMMISSIONERS: PATERSON, LEPAGE, LEHMAN & 

MARTIN     
NOES:                    COMMISSIONERS: NONE 
ABSENT:                COMMISSIONERS: NONE 
ABSTAIN:              COMMISSIONERS: GOODHUE 
 
7. DS 16-172 (Entis) 

Claudio Ortiz Design Group  
Casanova St., 2 SW of 12th Ave. 
Blk: AA ; Lot: 03 
APN: 010-281-003 

                     

Consideration of Concept Design Study 
(DS 16-172) and associated Coastal 
Development Permit for demolition of an 
existing residence and construction of a 
new residence in the Single-Family 
Residential (R-1) Zoning District.  

Matthew Sundt, Contract Planner provided staff report and answered questions from the 
Commission. Marc Wiener, Interim Planning Director informed the Commission the 
Planning Department received a letter from a neighbor in regards to possible construction 
impact. Mr. Wiener noted the City prefers to keep the construction hours consistent 
throughout the City.  
 
Speaker #1: Applicant/ Architect, Claudio Ortiz summarized project design. Mr. Ortiz 
noted he spoke with the City Forester, Mike Branson and expressed his willingness to 
work with the Forester.  
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Chair Goodhue opened the public hearing, seeing no speakers Chair Goodhue closed the 
public hearing.  
 
The Commission held discussion. The Commissioners spoke in favor of the project and 
Architect. Commissioner Paterson noted concern for the garage placement in regards to 
the close proximity to the tree in question.  
 
Commissioner Martin moved to accept Concept Design as proposed with draft 
conditions and down lighting and issued the directive for the Applicant to return to 
the Planning Commission to review the relocated garage. Commissioner Paterson 
seconded the motion and the motion carried the following vote: 5-0-0-0. 
 
AYES:                        COMMISSIONERS: PATERSON, LEPAGE, MARTIN, 

LEHMAN & GOODHUE    
NOES:                        COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 
8. UP 16-181 (Café Artemis) 

Erkan Demir 
Ocean Ave., 3 SW of Mission St.  

      Blk: 77, Lot: 3  
      APN: 010-141-001 
       

Consideration of a Use Permit (UP 16-
181) application for a new full-service 
restaurant located in the Central 
Commercial (CC) Zoning District 
 

Ashley Hobson, Contract Planner presented the staff report. 
 
Speaker #1: Applicant, Casey Torres summarized proposed Café and answered questions 
from the Commission. Mr. Torres provided a sign sample for the Commission to review.  
 
Chair Goodhue opened the public hearing. 
 
Speaker #2: Barbara Livingston reminded the Commission the proposed location for Café 
Artemis sits back from the street and cautioned against misuse of the street-front area.   
 
Seeing no other speaker the public hearing was closed. 
 
The Commission held brief discussion. Commissioner LePage noted his support for the 
Use Permit and noted the proposed sign will need to be constructed in natural material.  
Commissioner Martin provided sign design feedback and both Commissioners Goodhue 
and Lehman spoke in favor of the proposed sign.   
 
Commissioner LePage moved to accept UP 16-181 (Café Artemis) with staff findings 
and special conditions. Motion seconded by Commissioner Paterson and carried the 
following roll call: 5-0-0-0. Motion passed. 
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AYES:                        COMMISSIONERS: PATERSON, LEPAGE, MARTIN, 
LEHMAN & GOODHUE    

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

I. DIRECTOR’S REPORT 
 

1. Discussion on Permitted Uses vs. Conditional Uses 
 
Marc Wiener, Interim Planning Director clarified the differences between Permitted            
Uses vs. Conditional Uses and noted the Planning Commission will need to reevaluate 
current Uses and bring forward to the City Council any recommendations or potential 
amendments.  
 
Speaker #1: Roberta Miller described her experiences with the Skincare businesses 
located within the City.  
 
Speaker #2: Barbara Livingston commended Mr. Wiener for informing the City Council 
of potential changes to current Use Permits.  
      
2. Update on department activities  
 

Mr. Wiener queried the Commission to determine if the Commission would like to receive 
a monthly or quarterly activity report, the Commission unanimously agreed to continue 
with a quarterly report. Mr. Wiener summarized the CDP Pilot Program.  

 
J. SUB-COMMITTEE REPORTS 
 

1. Restaurant Subcommittee update 
 
Interim Planning Director informed the Commission the Restaurant subcommittee 
received direction from the City Council to expand the subcommittee with three 
additional members.  
 
2. War Memorial Subcommittee update    

  
Commissioner LePage informed the Commission the War Memorial Subcommittee is in 
the process of reviewing documents from Paul Rodriguez, American Legion Post 512 
Representative. Commissioner Martin noted the American Flag banners installed along 
Ocean Ave. for Memorial Day were not in compliance with the Flag Act. Commissioner 
Martin noted flags flown in the evening need to be illuminated or removed nightly.           

              
K. ADJOURNMENT 
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There being no further business, Chair Goodhue adjourned the meeting at 8:40 p.m.  
 

The next meeting of the Planning Commission is scheduled: 
 

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

 SIGNED:  

 
_____________________________________ 

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

Planning Commission Report 

July 13, 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 16-153), Variance, and Coastal 
Development Permit applications for alterations to an existing residence 
located in the Single-Family Residential (R-1) Zoning District. 

 
 
Recommendation: 
 
Approve the Final Design Study (DS 16-153), Variance, and Coastal Development Permit applications 
subject to the attached findings and conditions. 
 
Application: DS 16-153 APN: 010-271-016 
Block:  136 Lot: 12 
Location: Lincoln St., 5 SE of 12th Avenue 
Applicant:  Claudio Ortiz Design Group Property Owner: O’Brien 
 
Background and Project Description:  
 
The project site consists of a single-family dwelling with a detached guest cottage and shed on a 
4,500-square foot lot, located on Lincoln Street, five parcels southeast of 12th avenue.  The existing 
dwelling is 675 square feet in size and the existing detached guest cottage is 396 square feet in size.  
The site does not currently include an on-site parking space.  A Final Determination of Historic 
Ineligibility was completed for the residence on February 8, 2016.  
 
The applicant is proposing to remove the rear detached cottage and add additional floor area to the 
main dwelling unit.  The specific project components include: (1) the removal of 31 linear feet of 
existing walls (including the entire guest cottage and shed) and the addition of 825 square feet of 
floor area to the residence, (2) The removal of 705.8 square feet of site coverage to reduce the total 
coverage from 1,321.4 square feet to 615.6 square feet of coverage (3) the addition of a new 18-inch 
high outdoor gas fire pit, (4) new landscaping throughout including a large gravel patio and new 
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DS 16-153 
July 13, 2016 
Staff Report  
Page 2  
 
plantings, (5) asphalt shingle roofing to match existing, (6) board and batten siding on all addition 
areas to match existing, and (7) new wood windows on all addition areas to match existing. 
 
This application was considered for conceptual review by the Planning Commission on June 8, 2016, 
and the Commission accepted the Conceptual Review and expressed support for the potential 
variation from on-site parking requirements.  
 

PROJECT DATA FOR A 4,500 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,980 1,328.7 sf* 1724.1 sf* 

Site Coverage 615.6 sf**  1,321.4 sf 615.6 sf 

Trees 3 Upper /1 Lower 
(recommended) 

7 total 7 total 

Ridge Height  18 ft  14 ft 14 ft 

Plate Height  12 ft  9 ft 9 ft 

Setbacks Minimum Required Existing Proposed 

Front  15 ft 10 ft 10 in 10 ft 10 in (No Change) 

Composite Side Yard 11 ft 3 in (25%) 49%  

Minimum Side Yard 3 ft Min. North Side: 3 ft 4 in 

Min. South Side: 14 ft 5 in 

Min. North Side: 3 ft 4 in 

Min. South Side: 11 ft 2 in 

Rear 3 ft / 15 ft House: 78 ft 

Guest Cottage: 1 ft 4 in 

4 ft 1 in 

*Includes 200 sf allocation for parking 

**Includes bonus for 50% or more permeable materials 
 
Staff analysis:  
 
Variance Request:  The City’s Zoning Code (CMC 17.10.030.F) states that in order to add floor area to 
an existing residence, the site must have conforming parking.  The site does not currently meet the 
requirement for one on-site parking space.  Due to the location of the existing residence and multiple 
significant trees at the front of the property, providing on-site parking cannot be easily achieved.  In 
order to provide on-site parking either the entire residence would have to be demolished and re-
designed to allow for parking or the applicant would have to remove three significant trees.  In light 
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DS 16-153 
July 13, 2016 
Staff Report  
Page 3  
 
of these requirements, staff supports a Variance from the parking standards, which can be granted 
when there is a physical hardship that makes the application of zoning requirement impractical.  At 
the Concept Review meeting the Commission indicated that it could support the request for a 
Variance from the on-site parking requirement due to the existing sitting of the house and the 
location of multiple significant trees.  Findings are included (Attachment B) for the approval of the 
Variance.   
 
Other Project Components: 
 
Fences/Walls: The site is currently surrounded by a 4-foot tall wood fence along the front property 
line and a 6-foot tall wood fence around the side and rear property lines.  The applicant is proposing 
to maintain all existing fences around the property.  Fencing details are included on Sheet 12 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 9 of 
the plan set, and the details are included on Sheet 13.  The applicant is proposing six Old Town 
Collection lantern style lights mounted around the house, and six 18-inch high landscape lights.  The 
wall mounted lights include a shielded bulb and have an output of 4 watts (150 lumens) and the 
landscape lights include a shielded cap over the bulb and an output of 3 watts (200 lumens).  Staff 
supports the proposed lighting fixtures and notes that they comply with City requirements. 
 
Site Coverage/Landscaping: The existing site coverage consists of various walkways, two patios and a 
large wood deck, and exceeds the allowed coverage for a 4,500 square foot lot by 885.8 square feet.  
Per Municipal Code Section 17.10.030.C, nonconforming site coverage is required to be reduced at a 
rate equal to two times the amount of floor area added to the site, or to an amount that complies 
with the site coverage limits, whichever is less.  The applicant is proposing to bring the site coverage 
into compliance for the lot size by reducing the coverage to 615.6 square feet.  The new site coverage 
includes an outdoor gas fire pit in the side yard. The fire pit is proposed to be 18-inches tall, 
constructed of stone, and located approximately 15 feet from the side property line in the center of 
the lot.  Staff has not identified any concerns with the location of the fire pit. 
 
With regard to landscape, the site currently contains scattered landscaping throughout the property.  
The applicant is proposing to add a large gravel area in the middle of the lot and surround the site 
with the following plants: Lily of the Nile, Rock Rose, Spanish Lavender, Mexican Sage Brush, 
Rosemary and Coffeebarry.  A landscape plan is included on Sheet L-1 of the plan set.   
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Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property line 
and edge of pavement is approximately 20-feet in width and includes multiple trees, and a 167.3 
square foot sand-set paver parking area.  The existing driveway/parking area exceeds the allowed 
width within the ROW, however the existing driveway will remain.  A small portion of the walkway on 
the north side of the property encroaches into the ROW and is conditioned to be removed as part of 
the project.  Additionally, multiple conglomerate pavers are located within the ROW and are also 
conditioned to be removed as part of the project.  
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 825-square foot 
addition to an existing 1,328.7-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 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 17.64.80 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 Findings 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.    

✔  

VARIANCE FINDINGS (CMC 17.64.210) YES NO 

1.  That due to special physical circumstances applicable to the property, the strict 
application of the Zoning Ordinance will deprive the property owner of privileges 
enjoyed by other properties in the vicinity which were developed under  

the same limitations of the Zoning Ordinance; 

✔  

2.  That the variance will not constitute a grant of special privilege inconsistent with 
limitations on other property in the vicinity and within the same zone; 

✔  

3.  That the variance will not be detrimental to adjacent property or injurious to 
public health, safety or welfare; 

✔  

4.  That the condition or situation of the property for which the variance is sought is 
not so general or recurrent in nature as to make reasonable or practical the 
formulation of a general regulation to address such condition or situation; 

✔  

5.  That the situation or condition for which the variance is sought was not the result 
of actions of the existing or any prior owner of the property; and 

✔  

6.  That granting the variance will not be in conflict with the General Plan, or the 
general zoning objectives of the district within which the affected property lies. 
(Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004). 

✔  

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1) YES NO 

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 16-153) authorizes the 
applicant to remove the rear detached cottage and add additional floor area to 
the main dwelling unit.  The specific project components include: (1) the 
removal of 31 linear feet of existing walls (including the entire guest cottage and 
shed) and the addition of 825 square feet of floor area to the residence, (2) The 
removal of 705.8 square feet of site coverage to reduce the total coverage from 
1,321.4 square feet to 615.6 square feet of coverage (2) the addition of a new 
18-inch high outdoor gas fire pit, (3) new landscaping throughout including a 
large gravel patio and new plantings, (4) asphalt shingle roofing to match 
existing, (5) board and batten siding on all addition areas to match existing, and 
(6) new wood windows on all addition areas to match existing. 

✔ 

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. 

✔ 
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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 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. 

✔ 

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.   

N/A 
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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. ✔ 

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 

N/A 
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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.    

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. 

✔ 

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. All unpermitted encroachments within the adjacent Right of Way shall be 
removed.   

✔ 

 
*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 

July 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, AICP, Interim Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of a Final Design Study (DS 16-172) and associated Coastal 
Development Permit for demolition of an existing residence and construction 
of a new residence in the Single-Family Residential (R-1) Zoning District. 

 
 
RECOMMENDATION 
Approve the Final Design Study (DS 16-172) and the associated Coastal Development Permit 
subject to the attached Findings and Draft Recommendations/Conditions. 
 
Application: DS 16-172 APN: 010-281-003 
Block:  AA  Lot: 5 
Location: Casanova Street, 3 SW of 12th Avenue  
Applicant:  Claudio Ortiz Property Owner:  Michael and Phyllis Entis  
 
BACKGROUND AND PROJECT DESCRIPTION 
The property is 4,000 square feet in size and includes an existing one-story residence and a 
detached garage.  A Historic Determination of Ineligibility for the residence was issued by the 
Planning Department on April 25, 2016.  
 
The applicant is proposing to demolish the existing residence in order to construct a new 1,800 
square-foot, one-story residence and detached garage.  New site coverage and landscaping will be 
installed, whereby the proposed coverage will not exceed the allowable 556 square feet.  Finish 
materials include cement plaster siding, a stone veneer on chimney, and a cedar-shingle roof.  
Exterior lighting will be located around the exterior of the residence as shown on sheets 3, 5 and 6 
of the plan set (Attachment D). 
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PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (43%) NA 1,800 sf (45%) 

Site Coverage 556 sf1 NA 556 sf  
Trees 3 Upper /1 Lower 

(recommended) 
0/1  0/2 

Ridge Height (1st/2nd) 18’/24’ NA 15’ 

Plate Height (1st/2nd) 12’/18’ NA 8’ 

Setbacks Minimum Required Existing Proposed 
Front  15’ NA 19’-4” to residence 

5’-0” to garage 

Composite Side Yard 10’ (25%) NA Min: 10.0 ft (25%)  

Minimum Side Yard 
(residence/garage) 

3’ NA Min. North Side: 3’  
Min. South Side: 5’ / 3’ 

Rear 15’ NA Min: 3’ 
 
STAFF ANALYSIS 
 
Previous Hearing:  The following is a list of issues related to the Concept Design Study presented at 
the Planning Commission meeting on June 8, 2016.  
 

1. The applicant shall revise the plans to show the relocation of the garage so that no part of 
the garage wall is closer than 6 feet from a significant tree – in this case a 10-inch Coast live 
oak at the southeast corner of the lot. 

 
Analysis:  The applicant has revised design so that the garage is 6-foot setback from the oak tree.  
This dining room was shifted west in order to accomplish the increased setback.  
 
OTHER PROJECT COMPONENTS 
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site”.   
 

1  Accounts for site coverage bonus if at least 50% of all site coverage is of permeable or semi-permeable materials. 
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There is one 36-inch Monterey pine in the City’s right-of-way, which will be protected during 
construction.  The City Forester has indicated that an upper canopy tree should be planted in the 
back yard.  The project plans also show a new oak tree will be planted in the front yard.  Staff has 
drafted a condition requiring that one new upper canopy tree be planted in the back yard and one 
new lower canopy tree in the front yard. 
 
Finish Materials:  Finish materials include stucco exterior walls, wood windows and doors and 
wood cedar-shingle roofing.  The chimney only will have a stone veneer.  As shown on Sheet 8 of 
the project plans, fencing will include both redwood grape-stakes (at front yard) and framed in 
redwood grape-stake fencing on sides and back yard.     
 
Exterior Lighting:  The applicant is proposing copper finished, lantern-style wall-mounted light 
fixtures.  Style and location of this lighting are depicted on Sheet 8 of the Project Plans.  These 
fixtures have a copper shroud around the light bulb to prevent glare and light pollution.  A different 
light fixture will be hanging at the front door portico as shown on Sheet 8 (Fixture B) of the Project 
Plans and will be shielded by the front wall of the portico.  The locations of all fixtures are shown in 
Sheet Nos. 3, 5 and 6.  Staff supports the proposed light fixtures and notes that they comply with 
the City requirements with regard to location and wattage.  Landscape lighting is proposed as 
shown on Sheet L-1; six landscape fixtures are proposed.   
 
ATTACHMENTS: 
 

• Attachment A – Findings for Approval 
• Attachment B – Conditions of Approval 
• Attachment C – Project Plans 
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (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. 

✔  

9.  The proposed exterior materials and their application rely on natural materials ✔  
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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 16-172) authorizes the 

applicant to build a new 1,800-square-foot, one-story, single-family residence 
with a detached garage.  Finish materials include stucco siding, Carmel stone 
veneer chimney, wood clad windows, and wood shingle roofing.  Fencing will 
include a four-foot high grape-stake fence with spaced pickets at front of the 
property and a solid six-foot high grape stake on side and back yards. 

✔ 

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 

✔ 
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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. 

✔ 

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. 

✔ 

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 submit a landscape plan for final Planning Commission 
review that includes a proposal for one new upper-canopy tree and one new 
lower-canopy tree on the site.   

✔ 

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

51



52



53



54



55



56



57



58



59



60



61



62



CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

July 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, AICP, Interim Community Planning and Building Director 

Submitted by: Catherine Tarone, Assistant Planner  

Subject:  Consideration of a Commercial Sign Application (SI 16-180) for 
installation of second wall-mounted business sign. 

 
Recommendation: 
 
Review the sign application (SI 16-180) and determine the appropriate action.   
 
Application: SI 16-180 APN:   010-123-014 
Block:  35 Lot:  Part of 7, 8, 17, & 18 and all of 10, 12, 14, & 16 
Location: NE Corner of 4th Avenue and San Carlos Street 
Applicant:  Stanley Gray 
Property Owner:  4th and San Carlos Properties, LLC  
 
On May 4, 2016, the applicant, Stanley Gray, submitted a Commercial Sign application 
proposing the installation of a wall-mounted, secondary sign at the business entrance facing 
San Carlos Street.  Staff has scheduled this application for Planning Commission review because 
secondary signs require approval by the Planning Commission. 
 
Background and Project Description:  
  
On September 21, 2010, staff approved a Business License application for Brophy’s Tavern for a 
Full-Line restaurant (NAICS 722110), with an ancillary use of alcoholic beverage sales.  The 
business is located in a commercial building at the northeast corner of San Carlos Street and 
Fourth Avenue.  The applicant, Stanley Gray, has submitted a commercial sign application for 
the replacement of an existing wall-mounted, secondary commercial sign near the building’s 
entrance on San Carlos Street.  Staff notes that the previous sign in this location was stolen.  
 
The proposed replacement sign will be an oval, single-sided, wall-mounted sign in the previous 
sign’s location, to the right of the business entrance facing San Carlos Street. The secondary 
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sign is proposed to be composed of sandblasted redwood and its dimensions are 3 feet in 
length, two feet in height (6 square feet in area).  The lettering on the sign will be a maximum 
of 7.15 inches while the maximum allowed by the CMC 17.40.030.C is 10 inches.  The sign will 
also use the approved, corner-mounted sign’s color and design with a background color of 
Sherwin Williams 6258 Tricorn Black, an interior stroke and outline around ‘Tavern’ consisting 
of Sherwin Williams Metallic Gold and the lettering for Brophy’s consisting of Sherwin Williams 
DE327 white.   
 
Several rulings regarding the allowed signage have been made for previous tenants occupying 
this commercial space at the northeast corner of Fourth Avenue and San Carlos Street.  In 1994, 
the Planning Commission allowed the California Thai Restaurant, located in this same 
commercial space, to install a second sign on Fourth Avenue matching the color, style and 
materials of the San Carlos Street sign.   
 
In May 2000, staff approved a single, 27-inch diameter, wall-mounted sign near the entrance, 
on San Carlos Street, of the Fourth Avenue Pasta House located in the subject commercial 
space.  On June 7, 2000, the Planning Commission denied a request from the Fourth Avenue 
Pasta House to install a second hanging business sign at the corner of 4th Avenue and San Carlos 
after determining that the business’s location and visibility presented no unusual circumstances 
to warrant the installation of a second business sign.  However, the Planning Commission 
granted an exception to the requirement that signs be located next to the business entrance 
and allowed the applicant to locate the sign either at the entrance of the business or at the 
corner of Fourth Avenue and San Carlos Street.  On July 11, 2000, an appeal of this decision was 
considered by the City Council who upheld the Planning Commission’s decision and denied the 
appeal.  The applicant was then required to install the staff-approved 27-inch diameter sign but 
could choose to locate it either as a double-faced hanging sign at the corner of the building or 
as a single-sided wall mounted sign at the restaurant’s entrance. 
 
Regarding the sign history for Brophy’s Tavern, staff was not able to find an approval for the 
original primary and secondary signs on the business that this application is proposing to 
replace.  However, staff notes that Brophy’s Tavern has had two signs for several years. 
 
On April 26, 2016, staff administratively approved a Sign Application (SI 16-148) for a 
replacement of the existing hanging sign at the corner of the business. The approved hanging 
sign is a redwood rectangular-shaped, 16-inch high x 24-inch wide two-sided sign with a black 
background and a thin gold line bordering the outside.  The text of the sign consists of 
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“Brophy’s TAVERN” written in white and black with a gold background.  The approval states 
that no other signage is authorized by this permit and that any additional exterior signs require 
prior written City approval. 
 
Staff Analysis: 
 
According to CMC 17.40.020, “the Commission may grant exceptions only to the number, 
location and design of business signs. The following criteria must be satisfied to grant the 
exception: 
 
1. Number. Additional business signs may be permitted in unusual circumstances such as, but 
not limited to, a business that has entrances on two different public rights-of-way. 
 
2. Location. Signs shall clearly identify the business entrance. Signs shall be pedestrian-oriented 
except for gas stations and motels that are recognized by the City as predominantly vehicle-
oriented business. Clutter from business signs at street frontages shall be avoided. Sign clutter 
along street frontages from multiple businesses within a courtyard or building shall be avoided. 
 
3. Design. Any exceptions to design standards shall retain compatibility with the design, color, 
and scale of the building.” 
 
The applicant’s proposed replacement sign is not consistent with criterion number 1 because 
this business has only one entrance on San Carlos Street that is not screened from view or set 
back from the street and so would not warrant a second business sign. However, the 
Commission may decide that unique circumstances exist for this business since there is minimal 
foot traffic in this area and business may benefit from additional signage.  Additionally, since 
the proposed sign will be a replacement of an existing sign and the sign complies with all other 
commercial signage standards in the Municipal Code, the Commission may consider whether it 
can support the sign’s replacement in this location.  
 
The proposed business sign is consistent with criterion number 2 because it will be located 
adjacent to and will define the business entrance.  Both the business’s primary hanging sign and 
the proposed secondary wall-mounted sign are pedestrian-oriented because they may be 
viewed from the pedestrian walkway along San Carlos Street where the business entrance is 
located.  In staff’s opinion, the replacement of the existing wall-mounted secondary sign will 
not create a cluttered street frontage since the signs are spaced 24 feet apart and since both 

65



SI 16-180 (Brophy’s Tavern) 
July 13, 2016 
Staff Report  
Page 4 
 
signs are not visible from one vantage point.  A pedestrian walking up San Carlos Street from 
Ocean Avenue will only see the hanging sign that is perpendicular to the walkway while a 
pedestrian standing at the doorway or across the street can only see the wall-mounted sign 
that is parallel to the pedestrian walkway. 
 
The proposed secondary sign complies with criterion number 3 because, in staff’s opinion, the 
proposed sign is compatible with the design, color, and scale of the building and is consistent 
with the sign dimension requirements described in CMC 17.40.030.C. 
 
Alternatives:  The Planning Commission has several alternatives in considering the request.  
Staff has included draft conditions for the approval of the signage.  The Planning Commission 
may also deny approval of the applicant’s proposed secondary sign.  The Planning Commission 
may approve the sign with conditions such as proposing an alternate location or an alternative 
style such as a hanging sign rather than a wall-mounted sign. 
 
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 consists of construction, or placement of minor structures 
accessory to (appurtenant to) existing commercial, industrial, or institutional facilities, including 
but not limited to:  (a) On-premise signs. 
 
ATTACHMENTS: 
 

• Attachment A – Photographs  
• Attachment B – Secondary Sign Design and Location 
• Attachment C – Conditions of Approval 
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CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

CONDITIONS OF APPROVAL 
 
SI 16-180  
Stanley Gray 
Brophy’s Tavern 
North-east corner of 4th Avenue and San Carlos Street 
Block 35; Lot Part of 7, 8, 17, 18 and all of 10, 12, 14, & 16  
APN:  010-123-014 
 
CONSIDERATION: 
Consideration of the replacement of an existing secondary, wall-mounted, commercial sign (SI 
16-180) for Brophy’s Tavern located in the Service Commercial (SC) Zoning District 
 
 
SPECIAL CONDITIONS: 
 

1. This permit authorizes the installation of one secondary sign as detailed and described 
in application SI 16-180.  This secondary sign shall be a single-sided, oval-shaped, wall-
mounted sign in the previous sign’s location, to the right of the business entrance facing 
San Carlos Street. The secondary sign is proposed to be composed of sandblasted 
redwood and its dimensions are 3 feet in length, two feet in height and 6 square feet in 
area.  The lettering on the sign will be a maximum of 7.15 inches while the maximum 
allowed by the CMC 17.40.030.C is 10 inches.  The sign will also use the existing signage 
color and design with a background color of Sherwin Williams 6258 Tricorn Black, an 
interior stroke and outline around ‘Tavern’ consisting of Sherwin Williams Metallic Gold 
and the lettering for Brophy’s consisting of Sherwin Williams DE327 white.   
 

2. The applicant agrees, at its sole expense, to defend, indemnify, and hold harmless the 
City, its public 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.  
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*Acknowledgement and acceptance of conditions of approval. 
 
 
 
________________________ ____________________  ___________ 
Applicant Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department.  
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Planning Commission Report 

July 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, AICP, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Design Study (DS 16-235) referral to the Planning 
Commission for the replacement of the existing composition shingle roof. 

 
 
Recommendation: 
 
Deny the Design Study (DS 16-235) application proposing to install composition-shingle roofing. 
 
Application: DS 15-235  APN:  010-075-010 
Block:  118  Lot:  6 
Location:         Mission Street, 2 SE of 10th Avenue 
Applicant:  Ross Roofing                         Property Owner:  Barry Swift 
 
Background and Project Description:  
 
The project site is located on Mission Street, 2 parcels southeast of 10th Avenue and is developed 
with a two-story residence with a mixture of horizontal board and shingle siding, wood windows, 
and a mixture of wood and composition roofing shingles.  The applicant is requesting to replace the 
existing composition shingles with a similar composition shingle (Owens Corning Brand, Duration 
Premium Shingles, Teak Color).  This application has been referred to the Planning Commission for 
a decision.   A sample of the proposed roofing material will be available for review at the Planning 
Commission meeting. 
 
Staff analysis:  
 
Roofing Material:  The subject residence has a Gambrel-style roof with a large dormer on the front 
elevation.  The existing roof is a combination of composition shingles and natural wood shingles.  
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When making a decision on finish materials and roofing, the City refers to the Residential Design 
Guidelines included below. 

Section 9.8 of the City’s Residential Design Guidelines states the following: 
 
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 materials for most types of architecture typical of 
Carmel.  

• Composition shingles that convey a color and texture similar to that of wood shingles may 
be considered on some architectural styles characteristics of more recent eras.  
 

Section 9.2 of the City’s Residential Design Guidelines states the following: 
• Building forms, materials, and details that contrast strongly within a single building or with 

neighboring buildings are discouraged. 
• Avoid visual complexity.  Too many different materials or excessive details create a busy 

appearance and should be simplified.  
 

The applicant is proposing to replace existing composition shingles in kind, however, portions of 
the roof include wood shingles that would remain and there would be an inconsistency in roofing 
material throughout the residence.  In staff’s opinion, this proposal is not compliant with the 
Residential Design Guideline recommendation for consistency in finish materials. In addition, the 
Guidelines only recommend composition shingles when appropriate for the style of the residence, 
and in staff’s opinion a wood roof is most appropriate for this residence. Staff recommends that 
the Planning Commission deny the proposal for the composition shingle roof as it would be 
inconsistent with Residential Design Guidelines 9.2 and 9.8.  

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 and a detached garage 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 – Roofing Sample 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

July 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Subject:  Consideration of Design Review (DR 16-32), Coastal Development Permit 
and Use Permit (UP 16-034) applications to demolish an existing 
commercial building in order to construct a new mixed-use building that 
includes commercial space, eight dwelling units, and an underground 
parking garage.  The project site is located in the Service Commercial (SC) 
Zoning District 

 
Recommendation: 
 
Approve Design Review (DR 16-32), Coastal Development Permit and Use Permit (UP 16-034) 
applications subject to the attached findings and conditions 
 
Application: DR 16-032/UP 16-034        APN:  010-138-021 
Location: Mission Street four parcels southwest of Seventh Avenue 
Block:  55                     Lot:   1 and 3 
Applicant:  Erik Dyar           Property Owner:  Leidig/Draper  
 
Background and Project Description:  
 
The project site is located at the southwest corner of Dolores Street and 5th Avenue in the 
Service Commercial (SC) Zoning District.  The lot is currently developed with a two-story 
commercial building that includes retail on the lower level and office spaces on the upper level.  
The existing building is approximately 10,967 square feet in size and includes an underground 
garage with 9 parking spaces.   
 
The applicant is proposing to demolish the existing building in order to construct a new 11,860-
square foot two-story building that includes commercial space on the ground level, 4 
subdivided condominium units on the upper level, and 4 low/moderate-income rate 
apartments (2 on the upper level and 2 on the lower level).    The project also includes an 
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underground garage with 13 parking spaces and a courtyard with intra-block walkways, 
allowing circulation from Dolores Street to 5th Ave. 
 
The street level would include three retail spaces totaling 3,702 square feet in size, a public 
restroom and 2 moderate income apartments, for a total street level square footage of 4,776 
square feet.  The second floor includes 2 low income apartments and 4 condominiums, each 
with two bedrooms and a mezzanine, for a total of 7,084 square feet.  Staff notes the 
mezzanine would add a third level to the building, which will be discussed in a later section of 
this report.    
 
On March 9, 2016, the Planning Commission conducted a Concept Review of the project and 
was highly supportive of the design.  Staff has schedule this application for final review and 
approval.   
 

PROJECT DATA FOR A 8,000-SQUARE FOOT SITE (Service Commercial District): 

 

Site Considerations Allowed Existing Proposed 

Floor Area  12,000 sf (150%)* 10,697 sf (133%)  11,860 sf (150%) 

Building Coverage 7,600 sf (95%) 4,672 sf (42%) 7,600 sf (95%) 

Building Heighti 30 ft. Not shown  29’ – 3” 

Parking Requirement 13 spaces  9 spaces 13 spaces 

Proposed Floor Area – Street Level 

Retail Space 1 - - 1,634 sf 

Retail Space 2 - - 1,539 sf 

Retail Space 3 - - 529 sf 

Restroom - - 61 sf 

Residential Unit 5 (Apt) - - 510 sf 

Residential Unit 6 (Apt) - - 503 sf 

   Total: 4,776 sf 

Proposed Floor Area – Second Level 

Residential Unit 1 (Condo) - - 1,554 sf** 

Residential Unit 2 (Condo) - - 1,547 sf** 
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Residential Unit 3 (Condo) - - 1,529 sf** 

Residential Unit 4 (Condo) - - 1,455 sf** 

Residential Unit 7 (Apt) - - 495 sf 

Residential Unit 8 (Apt) - - 504 sf 

   Total: 7,042 sf** 

Setbacks Minimum 
Required 

Existing Proposed 

Front 0 2.5 ft. Dolores 

0 ft. 5th Ave 

0 

Rear 0 0 0 

Side Yard 0 0 0 

*Include 10% courtyard bonus and 5% Affordable House bonus 

**CMC 17.14.140 defines mezzanines are floor area  

 
Staff analysis:  
 
Zoning District:  This site is zoned Service Commercial (SC).  CMC Section 17.14.010.B states 
that the following purpose of the SC Zoning District:  “To provide an appropriate location for 
services, offices, residential and limited retail activities that primarily serve local needs. This 
district is intended to provide a distinct transition between the more intense activities in the CC 
district and the less intense activities in the districts on its periphery.  Mixed uses of commercial 
and residential activities are appropriate throughout this district.”  In staff’s opinion, the 
proposed use of the building complies with the intent of the SC Zoning District. 
 
Housing Density:  CMC Section 17.14 establishes the range of permitted and conditional uses 
that are allowed in the SC Zoning District.  Multi-family projects between 0 and 22 dwelling 
units per acre (du/acre) are a permitted use.  Projects between 22-33 du/acre require a 
conditional use permit and projects with densities between 34-44 du/acre require a conditional 
use permit with a finding that the project complies with State Density Bonus Law (Gov. Code 
Section 65915).  The applicant is proposing 8 units on an 8,000 square foot site, which is a 
density of 43.7 du/acre and requires a density bonus from the City.   
 
The applicant is proposing two “low income” units and two “moderate income” units.  State 
Density Bonus Law requires that at least one of the rental units be offered at a “low income” 
rate for a minimum term of 55 years.  Staff notes that “low income” is defined by the 

81



DR 16-032/UP 16-034) (Leidig/Draper) 
July 13, 2016 
Staff Report  
Page 4  
 
Association of Monterey Bay Area Governments (AMBAG) as being available for an individual 
that makes 51-80% of the Monterey County Median income.  Currently the maximum allowable 
monthly rent would be $1,450 for a low income unit.  The rental rate is subject to change over 
time, however, the property owner is required to comply with AMBAG standards for a period of 
55 years.  A condition has been drafted requiring the property owner to sign an agreement with 
the City ensuring future compliance with this standard.    
 
Zoning Compliance:  The proposed project complies with the floor area, building coverage, 
height, setback, and parking standards.  With regard to floor area, the proposed building would 
be 11,860 square feet (≈150%) in size and complies with the zoning standards.  The floor area 
ratio for a two-story building in the SC Zoning District is 135% of the site area; however, the 
applicant is entitled to a 10% bonus for the intra-block walkway/courtyard, and a 5% bonus for 
the low/moderate income housing (note: separate from density bonus regulations), bringing 
the total allowed floor area ratio to 150%.  Staff notes that CMC 17.14.140 specifically excludes 
underground parking and storage from the floor area calculations. 
 
At a height of 29-feet 3-inches, the proposed building would be slightly below the allowed 
height limit of 30 feet for buildings in the SC Zoning District.  The Municipal Code (CMC 
17.14.150) states that buildings that face a Single-Family Residential (R-1) Zoning District have a 
height limit of 24 feet.  The block on the north side of Fifth Avenue, across the street from the 
project site, was originally zoned R-1, but a specific plan was adopted by the City for this 
property that allowed the development of a multi-family senior housing project named Trevett 
Court.  The property is no longer zoned R-1, hence, the 24-foot height requirement does not 
apply.           
 
With regard to setbacks, the proposed building would have a zero setback from all property 
lines.  CMC 17.14.130 requires a zero lot-line setback for at least 70% of the street frontage.  A 
zero lot-line setback is also permitted for the side and rear-yard property lines.   
 
With regard to parking, the proposed garage would include 13 spaces, which is the minimum 
required for this building.  Pursuant to CMC 17.38.020 (Table A), 7 parking spaces are required 
for the 3,702 square feet of commercial floor area, 4 parking spaces are required for the 4 
condominiums, and 2 parking spaces are required for the 4 low/moderate income units.  The 
dimensions of the parking spaces meet the requirements of CMC 17.38.020.E. 
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Design Standards and Guidelines:   The basic standard of review in the Commercial District is 
whether “the project constitutes an improvement over existing conditions – not whether the 
project just meets minimum standards” (CMC 17.14.010).  At the Concept Review meeting on 
March 9, 2016, the Planning Commission was highly supportive of the design and the 
improvement that it would be to the site. 
 
In addition to the above code section, the Commercial Design Guidelines provide the following 
guidance for reviewing projects:  
 
Commercial Design Guideline Section A states that: “Modifications to buildings should respect 
the history and traditions of the architecture of the commercial districts.  Basic elements of 
design integrity and consistency throughout each building should be preserved or restored” and 
“New Buildings should not imitate styles of the past but strive to achieve compatibility with the 
old.”   
 
Guidelines Section E states that “building materials and colors should respect traditions already 
established in the commercial district.  The use of richly detailed wood, tile, molding, corbels, 
brick and stone are encouraged” and “building walls facing public streets and walkways should 
provide visual interest to pedestrian.  Variations such as display windows, changes in building 
form, and changes in material, texture, or color are appropriate.” 
 
Staff supports the contemporary-style (modern) design of the building and concludes that it 
would be consistent with the Commercial Design Guidelines.  In staff’s opinion, the proposed 
design respects the traditions of the commercial district and does not imitate styles of the past, 
which may be typical of other architectural styles such as Spanish or European revival. 
 
The proposed finish materials include stucco siding, stone on the ground level, and steel doors 
and windows.  The proposed stone is a beige/tan color and doors and windows would be 
painted black.  A material pallet will be provided at the meeting that includes samples of the 
proposed finish materials, including the courtyard pavers.    
 
In staff’s opinion, the proposed finish material are consistent with the Contemporary style of 
the building, and with the Guideline’s recommendation for natural materials.  In addition, the 
building would provide visual interest as depicted in the renderings and elevations.  The 
applicant has provided their own summary of how the project meets the objectives of the 
Design Guidelines, which is included as Attachment C.   
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Landscaping/Trees:  The project includes an extensive green-roof system that is depicted on 
Sheets L1 and L2 of the plan set and will be visible on the front elevations.  Staff notes that the 
green roof has been design to decrease storm-water runoff and assists the project in achieving 
compliance with the Central Coast Region Post-Construction Storm-Water Requirements.  In 
addition to the green roof, the applicant is proposing two new cypress trees and one new oak 
tree along the sidewalk in the City right-of-way (ROW), and two new unspecified trees in 
proposed in the courtyard.   
 
City ROW Improvements:  The applicant is proposing to install new pavers on the sidewalk 
around the site.  The proposed pavers are an earth-tone color and meet the requirements of 
the Public Way Design Standards.  A sample will be provided at the meeting for the Commission 
to review.  In addition to new pavers, the applicant is also proposing to replace three trees that 
are in poor health with two new cypress trees and one new oak tree.  The planter cut-outs will 
be re-designed along with the installation of the new pavers and trees.  A condition has been 
drafted requiring that the applicant apply for and obtain an Encroachment Permit for the 
proposed work in the City ROW. 
 
Construction Management Plan:  The applicant has submitted a construction management 
plan depicting that construction materials would be stored in the City ROW on the north side of 
the property and that a security fence would be in place along a portion of the 5th Avenue 
roadway.  A condition has been drafted requiring that the applicant apply for a Temporary 
Encroachment Permit.  The application will be evaluated by the Planning Department, Police 
Department, and Public Works and revisions may be necessary including a requirement that all 
construction materials be maintained on site.  
 
Environmental Review:  The proposed project is categorically exempt from CEQA 
requirements, pursuant to Section 15332 (Class 32) – In-Fill Developments.  The project 
proposed to replace a 10,967-square foot building with a new 11,860-square foot mixed-use 
building with a similar height and footprint as the original building.   The proposed changes do 
not present any unusual circumstances that would result in a potentially significant 
environmental impact.  Furthermore, the project meets the following criteria for exemption 
pursuant to Section 15332 of the CEQA Guidelines. 
 
(a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and regulations. 
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(b) The proposed development occurs within city limits on a project site of no more than five 
acres substantially surrounded by urban uses. 
(c) The project site has no value as habitat for endangered, rare or threatened species. 
(d) Approval of the project would not result in any significant effects relating to traffic, noise, air 
quality, or water quality. 
(e) The site can be adequately served by all required utilities and public services. 
 
ATTACHMENTS: 
 

• Attachment A – Findings for Approval 
• Attachment B – Conditions of Approval 
• Attachment C – Applicant Cover Letter 
• Attachment D – Project Renderings 
• Attachment E – Project Plans  
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Attachment A – Findings for Approval 
 

CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

FINDINGS FOR APPROVAL 
 
DR 16-032/UP 16-034 
Leidig/Draper 
Location:  Mission Street four parcels southwest of Seventh Avenue 
Block: 55, Lots: 1 & 3 
APN:  010-138-021  
 
CONSIDERATION: 
 
Consideration of Design Review (DR 16-32), Coastal Development Permit and Use Permit (UP 
16-034) applications to demolish an existing commercial building in order to construct a new 
mixed-use building that includes commercial space, eight dwelling units, and an underground 
parking garage.  The project site is located in the Service Commercial (SC) Zoning District 
 
FINDINGS OF FACT: 
 
1. The project site is located at the southwest corner of Dolores Street and 5th Avenue in 

the Service Commercial (SC) Zoning District.  The lot is currently developed with a two-
story commercial building that includes retail on the lower level and office spaces on the 
upper level.  The existing building is approximately 10,967 square feet in size and 
includes an underground parking garage with 9 parking spaces. 
 

2. On February 2, 2016 an application was submitted proposing to demolish the existing 
building in order to construct a new 11,860-square foot two-story building that includes 
commercial space on the ground level, 4 subdivided condominium units on the upper 
level, and 4 low/moderate-income rate apartments (2 on the upper level and 2 on the 
lower level).  The project also includes an underground garage with 13 parking spaces 
and a courtyard with intra-block walkways, allowing circulation from Dolores Street to 
5th Ave. 
 

3. The application includes a proposal for a density 43.7 dwelling unit per acre and is 
entitled to a density bonus as permitted through State Density Bonus Law.  Pursuant to 
State Density Bonus Law, at least one unit will be reserved for low income individuals for 
a period of 55 years. 

 
4. The proposed project is categorically exempt from CEQA requirements, pursuant to 

Section 15332 (Class 32) – In-Fill Developments.  The project proposed to replace a 
10,967-square foot building with a new 11,860-square foot mixed-use building with a 
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similar height and footprint as the original building.   The proposed changes do not 
present any unusual circumstances that would result in a potentially significant 
environmental impact. 

 
FINDINGS FOR DECISION: 
 
Municipal Code Findings: 
1. The project constitutes an improvement over existing site conditions pursuant to CMC 

17.14.010 
 

2. The project conforms to all zoning standards applicable to the site; including floor area, 
height, setbacks and parking. 

 
General Use Permit Findings (CMC 17.64.010): 
 
3.  The proposed project, as conditioned, will comply with all zoning standards applicable 

to the use and zoning district.  
 
4. The granting of the Use Permit will not set a precedent for the approval of similar uses 

whose incremental effect will be detrimental to the City, or will be in conflict with the 
General Plan. 

 
5. The proposed project will not make excessive demands on the provision of public 

services, including water supply, sewer capacity, energy supply, communication 
facilities, police protection, street capacity and fire protection. 

 
6. The proposed project will not be injurious to public health, safety or welfare and 

provides adequate ingress and egress.   
 
7. The proposed project will be compatible with surrounding land uses and will not conflict 

with the purpose established for the district within which it will be located. 
 
8. The proposed project will not generate adverse impacts affecting health, safety, or 

welfare of neighboring properties or uses. 
 
Increase in Commercial Floor Area (CMC 17.64.100): 
 
9. That the proposed development has been found consistent with Chapter 17.30 CMC 

related to the demolition of structures. 
 
10.  That the proposed development has been found consistent with Chapter 17.30 CMC 

related to the demolition of structures.  
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11. That the proposed development has been found consistent with CMC 17.50.040, Effects 

of Allocation, related to water consumption. 
 
12. That parking will be provided to serve all new development on the site consistent with 

the provisions of Chapter 17.38 CMC, Off-Street Parking Requirements. 
 
13. That all existing nonconformities on the property have been identified, that the 

proposal would not increase, expand or create any nonconformities, and that the 
proposal has been found consistent with Chapter 17.36 CMC, Nonconforming Uses and 
Buildings.   

 
14. That the approximate square foot areas devoted to residential space, commercial space, 

landscaping and parking have been designated for guidance in reviewing any design 
plans that may be necessary and that such areas have been found consistent with 
Chapter 17.14 CMC, Commercial Zoning Districts. 

 
Residential Construction at Densities Between 33 and 44 Units Per Acre (17.64.190): 
 
15. The project proposes at least one “low income” unit in order to obtain a density bonus 

of 33 to 44 dwelling units per acre and is compliant with State Density Bonus Law (Gov. 
Code Section 65915). 

 
 Commercial Design Guideline Findings: 
 
16. The building materials and colors respect traditions already established in the 

commercial district.  The use of richly detailed wood, tile, molding, corbels, brick and 
stone is encouraged.   

 
17. The building wall facing the street provides visual interest to pedestrians.  Variations 

such as display windows, changes in building form, and changes in material, texture, or 
color are appropriate. 

 
18. The building design is sensitive to the context of the neighborhood in which it is located.   
 
Coastal Development Findings (CMC 17.64.B.1): 
 
19. Local Coastal Program Consistency:  The project conforms with the certified Local 

Coastal Program of the City of Carmel-by-the Sea. 
 
20. 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 Review (DR 16-032), Coastal 
Development Permit, and Use Permit (UP 16-043) applications authorizes the 
demolition of an existing commercial building in order to construct a new 
11,860-square foot two-story building that includes commercial space on the 
ground level, 4 subdivided condominium units on the upper level, and 4 
low/moderate-income rate apartments (2 on the upper level and 2 on the lower 
level).  Finish materials include stucco, stone on the ground level, and steel 
doors and windows.  The proposed stone is a beige/tan color and doors and 
windows are painted black. The project also includes a green roof, an 
underground garage with 13 parking spaces and a courtyard with intra-block 
walkways, allowing circulation from Dolores Street to 5th Ave.   

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local SC 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 18 months 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, 

✔ 
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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 8,000-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. 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. 

✔ 

10. The 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.   

✔ 

11. 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. 

✔ 

12. The applicant shall submit a grading plan with the Building Permit Application 
identifying the cubic yardage of soil proposed to be excavated and removed 
from this site as part of the project. 

✔ 
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13. 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. 

✔ 

14. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
comply with the Central Coast Region Post-Construction Storm-water 
Management Requirements.  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.  

✔ 

15a. 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 

15b. 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. 

✔ 

16. 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. 

✔ 

17. 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.     

✔ 

18. 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. 

 Special Conditions  

19. Prior to the issuance of a Building Permit, the applicant shall obtain a Permanent 
Encroachment permit for all improvements to the City right-of-way. 

 

20. The applicant shall apply for a Temporary Encroachment Permit for any 
proposed construction materials or staging that are to occur in the City right-of-
way. 

 

21. The lower level of the structure shall be limited to parking of vehicles, 
noncommercial storage, and mechanical equipment serving the building only.   

 

 Subdivision Conditions  

22. Prior to issuance of building permits, the applicant shall submit a condominium 
subdivision map meeting the requirements of the California Subdivision Map Act 
and the City Engineer.  The map shall show each unit, assignment of parking 
spaces and all common areas.  The map requires review and authorization by 
City staff and the City engineer.  Notations on the map shall include the 
following: 
a. Two units specifically identified on this map are moderate-income and 

two units are low-income. 
b. No condominium unit shall be occupied on a Transient Rental basis.  Any 

unit rented, leased or offered for occupancy to any party for any form of 
remuneration shall be for a period of not less than 30 calendar days. 

c. No condominium unit shall be used or occupied by any Commercial Use.   
d. No condominium unit shall be further subdivided into any additional unit   
              or units. 
e. No condominium unit shall be sold, leased, rented, used or occupied on   
             any form of Timeshare or interval basis. 

✔ 

23. Prior to recordation of the map, the applicant shall submit a draft Covenants, 
Conditions and Restrictions (CC&R’s) document for City review and approval.  
This document shall include provisions alerting future owners of the units to the 
notes on the map and also shall alert owners to the need for Design Review 
approval from the City for any future change to the site or building design.  Each 
of these provisions shall be permanent provisions of the CC&R’s and shall not be 

✔ 
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amended by the Homeowners Association or any other party without the 
express, written approval of the City of Carmel-by-the-Sea.  The CC&R’s shall 
state this limitation. 

 Density of Greater than 33 Units Per Acre  

24. The dwelling units designated as low and moderate-income housing shall be 
reserved for occupancy as low/moderate-income housing as defined in the 
California Health and Safety Code or its successor section and/or Code.  The 
affordable housing units shall be occupied by, and shall remain affordable to, 
low and moderate-income households, as specified above, through all resale, 
rent and lease transactions. The owner and occupants of the affordable, low and 
moderate-income housing units shall be pre-qualified by the Monterey County 
Housing Authority, or an equivalent agency approved by the City of Carmel-by-
the-Sea.  The applicant shall sign an agreement with the City to maintain and 
operate the units as low and moderate-income for a minimum of 55 years. 

✔ 

 
*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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DYAR Architecture 
PO BOX 4709 – CARMEL-BY-THE-SEA, CA 93921 
v:  831.915.5602   f:  831.309.9999   e:  erik@dyararchitecture.com  

 
  Commercial Design Review Submission Cover Letter: 
 
PROJECT: DEL DONO COURT MIXED-USE BUILDING 
  Southwest Corner of Fifth and Dolores 
  Carmel-by-the-Sea, California 
 
DATE:  January 25, 2015  

TO:  City of Carmel Community Planning and Building Department 
   
FROM:  Erik Dyar 

 
 

   
  The proposed Del Dono Court building was originally designed by late Carmel 

architect, John Thodos, FAIA in 2007 but was not formally submitted to the City.  The 
owners, Leidig/Draper Properties, Inc. have now decided to move forward with the 
project..  Having worked with John for many years and worked directly with him on 
this project, I’m pleased to now present it for the City’s review. 

 
  The project includes commercial spaces and (2) moderate income apartments (to be 

utilized by the Carmel Foundation) on the street level, (4) market priced 
condominium units on the 2nd level along with (2) additional moderate income, 
Carmel Foundation apartments.  The condominium units have a mezzanine loft 
space within them.  The project also includes a courtyard with intra-block walkways 
allowing public circulation through the property from Dolores street to Fifth as does 
the existing building.  Additionally there will be an underground garage to meet the 
parking requirements for the site. 

 
  The design is in a modern style that makes links to Carmel’s past and is articulated 

to meet the commercial design guidelines and provide a new exciting presence for 
the town and the buildings users.  The street facing commercial spaces are clad in 
stone with steel windows.  This refers back to early commercial buildings in the town 
and gives a natural, crafted materiality for the street while still maintaining its 
modernity.   The 2nd level units facing Dolores Street are set back significantly 
reducing the building mass and providing outside deck areas for the units.   The  
form of the Fifth Avenue facing condominium unit also steps back from the street.  
The upper building is clad in stucco (typical building material for the commercial 
district.  The complimentary combination of stone and stucco give the building a 
binary composition emphasizing the two floors.  Green roofs are used throughout the 
building:  with planters dividing the Dolores Street decks and on many of the roofs.  
The building is being designed to receive a LEED certification. 
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The following discusses how the Del Dono Court mixed use project addresses the City of 
Carmel Commercial Design Guidelines: 

 
A. Conservation of Design 

 
2. New buildings should not imitate styles of the past but strive to achieve  

compatibility with the old. 
 

The project takes on a more modernist style yet is still has a Mediterranean 
feel with the use of stucco, stone terracotta tiles, steel and  natural wood 
windows which connect to common features in the commercial historic 
district. 

 
  3. Building forms should complement the rhythms established by other building 
   in the immediate vicinity.  Such patterns as height, number of stories, width of 
   storefronts, scale of building forms, eave heights, and sizes of doors and  
   window should be used as guides to establish the context for new or  
   remodeled buildings. 
 

There are two story buildings in the vicinity and the existing building  
replaced is two stories.  The doors to the shops are 3’-0” x 7’-0” which are the 
typical size in town.  The width of the openings at the street are similar to the 
adjacent structures as well as the height of these are similar.  The stone 
cladding of the street level and the setback of the upper floor also allow the 
building to connect well with the one story buildings across the street. 

 
  4. Adding a new design element in order to create a separate business identity 

is inappropriate if it breaks the basic lines, materials and concept of a building 
or imposes a hodgepodge of design elements. 

 
   The design is an integrated whole.  The mass is broken up in different ways 
   but no individual element (such as an individual storefront or particular  
   dwelling unit) stands out of the composition of the building and creates  
   separate architectural identity. 
 
  5. Building walls facing public streets and walkways should provide visual  
   interest to pedestrians.  Variations such as display windows, changes in  
   building form, and changes in material,texture, or color are appropriate. 
 
   The project has deep openings which create an undulating relationship with 
   the sidewalk.  On both Dolores and Fifth streets, pedestrian walkways open 
   up and invite people into the buildings intrablock walkway and courtyard. 
 
  6. Long blank walls should be avoided and building facades should be broken 

up visually to reflect the rhythm of typical storefronts, i.e. alterations, 
entrances or offsets every twenty to thirty feet.     

 
This projects street façades undulate vertically and horizontally..  The deep 
openings, walkway openings and recessed doors add interest to the 
pedestrian and are not anything like a “long blank wall.” 
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7. Roof forms should be complete and not present false fronts. 
 
   There are no “false fronts” on this project.  All roof forms are part of the  
   integrated forms of the building and serve a function. 
 
  8. Partial mansard roofs (typical of franchise architecture) and pitched roofs  
   that do not reach a true peak or hip should be avoided. 
    

This project has flat roofs many of which are decks or planted green roofs.  
There are not mansard or pitched roofs, Only the sloped forms are for the 
photovoltaic panels at the rear of the project away from the street. 
 

 B. Façade Proportions.  Each building should be treated as a consistent whole.   
 
  This is certainly true of this project.  The building(s) is designed as a consistent  
  whole. 
 
  2. Lines of construction, patterns of openings, and such details as trim, window 
   style, door dimensions, wall color, and building and roof forms should be  
   integrated throughout the building, even if more than one enterprise occupies 
   it. 
   
   Again, the building is designed as a complex, but integrated whole.  There is 
   no mistaking that this building is ONE building complex. 
 
  3. If one storefront is to be demarcated from another in the same building, the 
   distinguishing features should be limited to subtle variations in the color or 
   pattern of surfaces of doors, tiling, or entries. 
    
   This will be the case in this project . 
 
  4. Buildings and storefronts in the core commercial area should establish a  
   “pedestrian wall” close to the front property line (generally within 0” to 24”)    
    

This project creates a pedestrian wall at the property line with recesses.  The 
use of stone also emphasizes a “pedestrian wall” along the street which has 
penetrations for passersby to explore. 

 
B. Façade Proportions. 

 
  5. The pedestrian wall should not be without relief; it should be punctuated by 
   occasional offsets produced by entries, window projections, small planters, 
   and entrances to courtyards and intra-block walkways.    
    

With this project’s pedestrian wall set on the property line, this plane is  
broken by deep wall recesses to windows and to entry doors, as well as 
having entrances to the intrablock walkways and courtyards.    
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  8. The relationship between building wall space and openings (windows and 
   doors should be balanced.  Wall space between openings should maintain a 
   sense of visual substance or solidity.  This reflects older building limitations 
   common to unreinforced masonry or wood frame construction and avoids  
   excessive transparency.    
   

This building, especially on the street level, appears like it could be made 
from old masonry construction.  It has solid corners and deep openings 
common to this construction technique.  Although having some modernist 
tendencies in the design, it does NOT utilize typical modernist elements such 
as large cantilevers, large expanses of unbroken glass, nor does it expose 
unnatural, synthetic materials.   

 
9.  The relation Purely decorative balustrades and balconies are discouraged. 

 
   There are no purely decorative balustrade or balcony on this building design. 
  

C. Window Patterns.  Window design should be consistent with the original building 
concept or with its architecture.  Wood framed windows with true divided lights 
(Tudor, Craftsman, Norman , arched windows (Spain, colonial Revival), or banded 
window (Craftsman) are typical. 

 
  This project is a new building and does not have to stay consistent with the original.  
  All the windows are true-divided light, wood framed without any fake division of  
  lights. 
 

1. Large sheets of glass, unbroken by divisions, can appear too urban or 
modern and should be avoided.   

 
The street level, as well as some other windows in the project, use divided 
lights, breaking up large areas of glass.  Windows and doors which do not 
utilize divided lights are well setback from the street and are moderate in size.  

 
2. Such window treatments as mitered corners, etched glass, and glass block 

are to be avoided.   
 
   None of these window treatments are proposed for this project. 
 

3. Transom windows above doors or extending the width of the façade should 
be preserved or restored as exemplary of traditional storefront design.   

 
Since this is a new building there is nothing to restore.  This design, 

however, does propose transom window lights above the street level doors. 
 

D. Size, Shape, and Nature of Doors and Entries.  Entrances to stores are typically 
recessed from the façade by creating a small alcove.  This establishes a more 
definitive sense of entry and affords an alternative view of merchandise in display 
windows. 

 
 
 
 

97



 5  

1. Conserve or create recessed entries.  Should two business entries be close 
to one another in the same building, a single recess may be designed to 
accommodate both. 

 
   This project utilizes recessed entries set back 2 feet from the property line.  
   The project also recesses window to create interest along the sidewalk. 
 

2. Business spaces located on a corner may substitute an angled or beveled 
entry instead of a recess to create variety and visual interest. 

 
   At the SW corner of Dolores and Fifth, the grade slopes up steeply making an 
   angled entry awkward and not very feasible.    
 

3. The floor of a recess should be differentiated from the adjoining sidewalk 
through contrasting stone, brick, or tile paving that does not extend beyond 
the property line. 

 
   This project proposes repaving the sidewalks adjacent to the building in 
   concrete pavers set in sand.  The recesses and intrablock walkways are to be 
   pavers differentiated from the sidewalk, thus meeting this guideline. 
 

4. Entrances to stores should not be excessively wide, and single doors are 
strongly encouraged in preference to double doors. 

 
   This project proposes using single doors for the retail store entrances at the 
   street.  These doors are within recesses which are not wide. 
 

5. Simple wood doors that are adorned with carvings, moldings, color, 
hardware, or wood and glass combinations are appropriate.  Dutch doors are 
a Carmel Tradition. 

 
This project proposes steel windows and dutch doors at the street level 
(which is common in the historic commercial district.  Wood doors with a 
natural wood finish are used on the 2nd level  The natural wood finish adds 
richness to the elevations and compliments the stucco finish, which is typical 
of the Mediterranean style.   

 
 
 

E. Materials, Textures, and Colors.  Building materials and colors should respect the 
traditions already established in the commercial district.  The use of richly detailed 
wood, tile, moldings, corbels, brick, and stone as well as landscaping are 
encouraged. 

 
The main building materials for this project are stucco, stone, steel and  natural wood 
windows and doors, and tile.  These are strongly established in the commercial 
district. 
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1. Paint should be applied as a solid color, without texture or mottling.  Antiqued 
and faux finishes are inappropriate. 

 
   Only solid paint colors are proposed for this project. 
 
   

2. Muted paint colors, which blend with the natural surroundings are 
appropriate.  Bright and primary colors should be avoided.  Contrasting colors 
should be saturated and earthen. 

 
This project proposes an off white for the stucco color which is very common 
in the commercial district. 

 
 

E. Courtyards and Intra-Block Walkways.  Courtyards and intra-block walkways are 
important design features of the commercial districts.  They provide pedestrians the 
anticipation of the unusual, swift and gratifying shifts in prospect, and often intriguing 
connecting routes between two or more streets defining a block. 

 
  This project proposes intra-block walkways and a courtyard. 
 

1. A courtyard should maintain continuity of architecture, colors and materials. 
 

The courtyard of this project separates the two buildings sections (East and 
West) and is designed so that the buildings’ courtyard elevations are part of 
an integrated building form.  They help form a unified exterior to the 
structures. 

 
  2. The area of a courtyard should be compatible with the size of the building  
   site. 
  
   The courtyard and walkways proposed provide ample space for pedestrians 
   and occupants and are a complimentary size for the buildings and the  
   separation of the two sections. 
 

F. Landscaping:  Carmel is noted as “the village in a forest”, and the forest should not 
end at the boundaries of the commercial district.  Improvements to property that 
incorporate trees and other living plant materials attractively arranged and 
maintained are desirable. 

 
  The courtyard of this project incorporates two new trees (bringing the urban forest 
  into the interior of the block).  The significant trees on the sidewalk will be   
  maintained and their planter areas increased.  The project also incorporates planted 
  ‘green’ roofs which help alleviate storm runoff and keep the buildings insulated, but 
  also increase enormously the plant material on the property.  This occurs on almost 
  all of the roofs.  The ‘green’ roofs soften the architecture and integrate the building 
  more into the natural environment.  They will be planted with native,  
  drought-resistant species. 
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1.  Significant trees (as determined by the City Forester) need to be preserved, 
 and site design should provide for additional trees.  Healthy street trees are 
 encouraged, as is the location of trees within the interior of blocks and away 
 from street frontage in order to enhance the distribution of trees and to create 
 a more effective canopy. 

 
 There are no significant trees within the existing courtyard.  The significant 
 street trees are being maintained.  In addition two trees are being added to 
 the proposed courtyard. 
    

2.  Permanently installed planter boxes are encouraged. 
 
   Planters for the courtyard and intra-block walkways are being designed and 
   will be incorporated into the plan at Final Detail Review. 
  

3. Street furniture—benches, trash containers, drinking fountains, etc.—can be 
a welcoming feature in the commercial area, but should be carefully selected 
for compatibility with the surrounding architecture and commercial activity.  
Benches should be carefully sited to avoid congestion and litter problems. 

 
   Street furniture will be integrated into the design and this will be presented  
   at Final Detail Review. 
 
  4. Flower boxes under display windows, hanging baskets of floral displays in 
   intra-block walkways, and formal flowerbeds are frequent and encouraged. 
 
   Planters  and floral displays will be integrated into the intra-block and  
   courtyard design.  It should also be noted that this design utilizes planted  
   ‘green’ roofs which will add to the softening of the architecture and also help 
   integrate the building with the natural environment.  The courtyard also  
   introduces planted trees as well as smaller low growing plants. 
 

G. Lighting.  Lighting should be the minimum required for public safety. 
 

1. Harsh, unscreened, flashing, blinking and garish lights and entry lights on 
motion  sensors are inappropriate, as are wall washing, landscape lighting 
and tree lighting. 

   
  2. Lighting fixtures should be discrete or compatible in design with the  
   building and site. 
   A exterior lighting plan for the project will be presented at Final Detail  
   Review and will meet these guidelines. 
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Symbol Fixture

A

Location

ELECTRICAL  LEGEND

B

Wall Mount at 6'-0" Max. Above Grade.
LBL Lighting:  tav 18 Outdoor. Bronze 11-watt LED. 
Model: OD735 MTBZ LED W.  Wet Location Listed.  
ADA Compliant.

C Recess in Soffit
Contrast Lighting:  ECO2L3C  3 1/2" LED 
Recessed Downlight.  430 Lumens Max.  Black 
Trim.  Wet Location Listed

D Recess in Wall.  12" from Paving 
to Centerline of Light, Typical

Bega Lighting:   Recessed Step Light.  
Model:  22 372  Bronze Finish.  
10.5-watt LED.  Wet Location Listed

SPECIFICATION SHEET

ECO2L3C 
3-1/2" ECO2LED Series

RoHS

LED Product Partner

1009, rue du Parc Industriel
Lévis (Québec)  G6Z 1C5  Canada

Tel.: 1-888-839-4624       Fax: 1-877-839-7057

info@contrastlighting.com        
www.contrastlighting.com2016-05

© 2016 Contrast Lighting M.L. Inc.
All rights reserved

Contrast Lighting reserves the right to make changes in specifications and/or 
to discontinue any product at any time without notice or obligation and will not 
be liable for any consequences resulting from the use of this publication.

SPECIFICATIONS

COLOR 
TEMPERATURE 2,700K or 3,000K

CRI 80 +
90 +

LED MODULE Lumiled Luxeon CoB 9W, delivers a lumen maintenance greater
than 70% after 50,000 hours of operation (L70). Provides a clean
white light without pixilation and produces a high quality true color, 
inside 3 steps MacAdam ellipse.

LUMENS OUTPUT Up to 457 Lumens, 43 lm/W 

LIFESPAN 50,000 hours

TRIM o der coat painted or p ated die ormed stee  i erent finishes
avai a e  ainted finishes avai a e ith arine rade option

BEAM W: Wide Flood  54°

LENS empered ass rosted Lens

HEAT SINK High quality injected aluminum ensuring maximum heat dissipation.

C L  C Ø 3-5/8" (92 mm)

COMPATIBLES IC and Airtight Remodel Housing: 
ECO2REL300-120D (120V Compatible Dimming)
ECO2REL300-277 (277V)
IC and Airtight New Construction Housing: 
ECO2NWL300-120D (120V Compatible Dimming)
ECO2NWL300-277 (277V)
IC and Airtight Box: 
ECO2ISL300-120D (120V Compatible Dimming)
ECO2ISL300-277 (277V)
ECO2ISL300P-120D (120V Compatible Dimming)
ECO2ISL300P-277 (277V)

or dimming  p ease re er to the se ected ho sing specification sheet

CERTIFICATION • cULus E343977 for wet locations  
• Title 24 compliant

WARRANTY 5-year warranty on ECO2LED Module and Driver.

 /

Round Shower Trim

ECO2L3C-04BR (illustrated)

1/8"
(3 mm)

4-1/16"
(104 mm)

Ø 2-5/8"
(66 mm)

Ø 4-7/16"
(112 mm)

Project

Notes

Fixture Type

Date 

tav 18 outdoor

DESCRIPTION
A metal frame is washed with brilliant LED light
available alone or with an optional stone insert. Mounts
down only. Includes (1) 11 watt 840 lumen 3000K 80
CRI LED module. Dimmable with a lowvoltage
electronic dimmer. 120v or 277v. ADA compliant.

WEIGHT
6.75lb / 3.06kg ±

metal/bronze

metal/bronze

 

ORDERING INFORMATION

model

OD735

color

MTBZ  metal/bronze 

lamp

LED  LED module 11w 120v 
LED277  LED module 11w 277v 

wet location

W  wet location

FIXTURE TYPE: ________________________________________________

JOB NAME: ________________________________________________

NOTES: ________________________________________________

________________________________________________

________________________________________________

 

7400 Linder Avenue
Skokie, Illinois 60077

T 847.626.6300
F 847.626.6350

www.lbllighting.com

©2016 LBL Lighting. All Rights Reserved. The "LBL Lighting" graphic is a
registered trademark of LBL Lighting. LBL Lighting reserves the right to
change specifications for product improvements without notification.

outdoor  

Type:

BEGA Product:

Project:

Voltage:

Color:

Options:

Modified:

BEGA-US  1000 BEGA Way, Carpinteria, CA 93013  (805) 684-0533  FAX (805) 566-9474   www.bega-us .com      
©copyright BEGA-US 2016    Updated 02/16

Housing: Die-cast aluminum with integral wiring compartment. Die 

castings are marine grade, copper free (≤ 0.3% copper content) 
A360.0 aluminum alloy.

Enclosure: One piece die-cast aluminum faceplate. 1⁄
8
“ thick, 

tempered glass; clear with white translucent ceramic coating. 

Faceplate is secured by four (4) socket head, stainless steel,  
captive screws threaded into stainless steel inserts in the housing 

casting. Continuous high temperature O-ring gasket for weather  

tight operation.

Electrical: 10.5W LED luminaire, 12.8 total system watts, -30°C 
start temperature. Integral 120V through 277V electronic LED 

driver, 0-10V dimming. LED module(s) are available from factory 
for easy replacement. Standard LED color temperature is 3000K 
with an 85 CRI. Available in 4000K (85 CRI); add suffix K4 to order.

Note: LEDs supplied with luminaire. Due to the dynamic nature 

of LED technology, LED luminaire data on this sheet is subject 

to change at the discretion of BEGA-US. For the most current 

technical data, please refer to www.bega-us.com.

Finish: All BEGA standard finishes are polyester powder coat with 

minimum 3 mil thickness. Available in four standard BEGA colors: 
Black (BLK); White (WHT); Bronze (BRZ); Silver (SLV). To specify, 
add appropriate suffix to catalog number. Custom colors supplied 
on special order.

CSA certified to U.S. and Canadian standards, suitable for wet 

locations. Protection class IP65

Weight: 3.5 lbs.

Luminaire Lumens: 160 

Tested in accordance with LM-79-08

Recessed wall luminaires · shielded

Recessed Luminaires · shielded light

 Lamp  A  B C CPC

22 372 10.5W LED 7 1⁄
2

7 1⁄
2

4 19 522

A C

B

A C

B

Wall Mount at 6'-0" Max. Above Grade.
LBL Lighting:  tav 14 Outdoor. Bronze 11-watt LED. 
Model: OD734 MTBZ LED W.  Wet Location Listed.  
ADA Compliant.

A A

A

A

C C C C C C

C

C

CCCCCC

C

C

C

C

C

C C

C

C

B

B

B

B
B
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D

D

D

D

D

D

D

D

D

D

D

D

D
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D
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D

D
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© Copyright 2016 Euroline Steel Windows   04-27-16

1221 E. Warner Ave.
Santa Ana, CA 92705

eurolinesteelwindows.com
(877) 590-2741

PG 4  

Curtain Wall

A 

Mull Profile up to 144” tall.

Mull Profile up to 186” tall.

Mull Profile up to 108” tall.

A
With 

Kick Panel
Option 

A 

B 

B

Series: 1000

© Copyright 2016 Euroline Steel Windows   04-27-16

1221 E. Warner Ave.
Santa Ana, CA 92705

eurolinesteelwindows.com
(877) 590-2741

PG 2   

Outswing Double Door with Transom and Cross-Sections

A 

A 

A 

B

B

Units wider 
than 95” use 
1“ x 2”  tube

Series: 1000

WULS-15 19972255
Marvin Architectural Detail Manual

Wood Ultimate Lift and Slide Door

Ver 2015.1  2015-06-29

Section Details: Stacked - Contemporary and Traditional
Scale: Not to Scale

K
J

1 7/16"
(37)

1 7/16"
(37)

3 31/32"
(101)

5 5/8"
(143)

8 5/32"
(207)

5 5/8"
(143)

3 31/32"
(101)

Daylight
Opening

3 31/32"
(101)

Daylight
Opening

3 31/32"
(101)

Daylight
Opening

Daylight
Opening

R

1 7/16"
(37)

1 7/16"
(37)

K

J

5 31/32"
(152)

7 5/8"
(194)

Daylight
Opening

7 5/8"
(194)

5 31/32"
(152)

6"
(152)

6"
(152)

Daylight
Opening

Daylight
Opening

Q

Illustration
not to scale

Illustration not to scale
Description of Measurements Used:

J. Rough Opening Width: 1″ (25) wider than OM of frame.
K. Frame OSM Width: OM of jamb to OM of jamb.
R. Bi-Parting-Net Clear Opening Width: The shortest 

measurement from the surface of the panel edge to the surface of 
the astragal.

Q. Uni-directional-Net Clear Opening Width: The shortest 
measurement from the surface of the part stop to the surface of 
the panel edge.

WULSS - Traditional
Uni-Directional - XXO

WULSS - Contemporary
Bi-Parting OX-XO

WULS-9 19972255
Marvin Architectural Detail Manual

Wood Ultimate Lift and Slide Door

Ver 2013.1  2013-06-24

Sill Details: Standard Recessed - Stacked and Pocket Units
Scale: Not to Scale
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O

Recessed Sill with Drainage
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4 7/32"
(107)
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Flush Mount Sill

Standard Recessed Sill

2 21/32"
(68)

Illustration not to scale

To
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ng

Finished Floor

Slot Width

R
ou

gh
 O

pe
ni

ng

Sub-Floor
Slot Depth

Slot
Depth

Finished Floor

Description of Measurements Used
L. Total RO Height: Is from the bottom of the slot to 1/2" (13) 

above the header jamb height. 
M.Rough Opening Height: For Recessed/Flush: Sub Floor 

surface to 1/2" (13) above the header jamb height.
N. Frame Height: For Recessed/Flush: Top of finished floor to 

top of header jamb.
O. System OM Height: Distance from the bottom of the sill to top 

of head jamb.
S. Net Clear Opening Height: The shortest measurement from 

the top of sill track to bottom surface of header guide.

A weep system within the sill allows water which migrates
over the sill or through the interlocks to exit to the exterior.

Best for interior applications, the base of this sill is
routed into the finished floor to a point that the
track is exposed 3/16" (5) above finished floor.

Wood Ultimate Push Out Casement and Awning

WUPCA WUPRCA-22 19972255
Marvin Architectural Detail Manual

Ver 2015.1  2015-06-29

Egress and Vent Openings - Push Out Replacement Casement
Egress Formulas with Standard Screen

Clear Opening Width:
Frame OSM 20" (508) and greater

Clear Opening Width = Frame OSM Width - 6 3/16" (157)

Frame OSM Width less than 20" (508)

Clear Opening Width = Frame OSM Width - 8 11/16" (221)

Clear Opening Height = Frame OSM Height - 4 1/16" (103)

Clear Opening Area (ft^2) = (Clear Opening Width x Clear Opening Height) / 144

Vent Opening Standard Screen
Vent Opening Width = Frame OSM Width - 4 31/32" (126)

Vent Opening Height = Frame OSM Height - 5 1/8" (130)

Egress Formulas with Retractable Screen
Clear Opening Width:
Frame OSM 20" (508) and greater

Clear Opening Width = Frame OSM Width - 6 3/16" (157)

Frame OSM Width less than 20" (508)

Clear Opening Width = Frame OSM Width - 8 1/16" (170)

Clear Opening Height = Frame OSM Height - 6 7/16" (164)

Clear Opening Area (ft^2) = (Clear Opening Width x Clear Opening Height) / 144

Clear
Opening
Height

Clear
Opening

Width

Head Jamb and Sill Jambs

Wood Casement Windows 
with True-Divided Lights

Wood Lift-and-Slide Door Sill 
at Dolores Street Decks

Wood Lift-and-Slide Doors  
at Dolores Street Decks

Steel Door and Windows for 
Commercial Storefronts Steel Door for 

Commercial Storefronts
Steel Windows for 
Commercial Storefronts
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

July 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, AICP, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a 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: 
 
Approve the Design Review (DR 16-101) and Sign Permit (SI 16-176) applications subject to the 
attached findings and conditions. 
 
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                                               Lots: All 
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 
in the Central Commercial Zoning District.  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 are included as Attachment C.   
 
The applicant is proposing the following exterior changes to the interior courtyard of the 
Carmel Plaza:  
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• A reconfigured interior courtyard with a new seating arrangement and new planters 
• Three new fire pits 
• 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 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 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 application was 
considered by the Planning Commission on May 2, 2016, and the Commission provided multiple 
recommendations to the applicant.  The applicant has submitted revised plans that address 
some of the comments made by the Planning Commission.   
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Staff Analysis:   
 
Previous Hearing: The following is a list of recommendations made by the Planning Commission 
at the Concept Review meeting and a staff analysis on how the applicant has or has not revised 
the design to comply with the recommendations.  The applicant has submitted a letter 
(Attachment G) explaining why the design has not been changed in response to certain 
recommendations.    
 

1. The applicant shall submit a lighting package for final review. All overhead festoon lighting 
should be removed and the new proposed lighting should remain minimal and naturalistic.  
The lighting should specifically be reduced at the Ocean Avenue entrance. 

 
The applicant submitted a complete lighting package as part of the resubmittal.  The following 
lights are proposed (See Attachment D for full lighting information): 
 
Signage and Tree Up-

Lighting 

 

Mounted Ceiling 
Lights 

 

Hanging Pendants 

 

Railing Lights 

 
Hanging Pendant 

 

 

Cube Wall Sconce 
 

 

Rectangular Wall 
Sconce 

 

Tower Lights 

 
Not Pictured: LED Light Strips, Up-Lights, and Individual Tenant Signage Lights 
 
Carmel Plaza Design Guideline 3.12 addresses 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 previously identified concerns with the 
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proposed lights because many of fixtures contain exposed bulbs, including both the festoon 
string lights and the decorative chandeliers.  Staff notes that the applicant has removed the 
overhead festoon string lights and has added new fixtures with shielded light sources.  Staff 
supports the proposed lighting.  
 

2. The applicant shall consider relocating the center staircase to the south side of the 
courtyard.  

 
At the Concept Review meeting, the Planning Commission recommended that the applicant 
consider relocating the interior staircase to the south side of the courtyard, which would allow 
for a reconfigured interior courtyard and potentially a more open-style layout.  The applicant is 
not supportive of this concept for various reasons that are explained in the attached letter 
(Attachment D).  The primary concern is that the relocated staircase would obstruct and cast a 
shadow on the currently vacant space on the south side of the courtyard (previously occupied 
by Homescapes). Additionally, most of the tenants on at the south end of the courtyard have 
expressed concern with the concept of relocating the stairs.   
 

3. The courtyard should be revised to appear more informal.  The landscape plan should be 
revised to incorporate more native plants with an informal setting.  

 
The 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 Planning 
Commission encouraged the applicant to revise the interior landscape to appear more informal 
and naturalistic, with a focus on native and drought tolerant plants.   
 
The applicant stated in their response letter (Attachment D) that in their opinion the existing 
courtyard is complicated and overgrown.  The proposed plans intend to simplify the courtyard, 
which allows for greater opportunity for informal and flexible reconfigurations.   
 
With regard to the request for native and drought tolerant plants, the applicant chose to 
maintain the existing plant palette, which allows for much greater color and texture diversity 
than a strictly drought tolerant garden.  The applicant expressed that the vision for the 
landscape is a lush and vibrant Carmel courtyard with bright and colorful plants.  
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Staff concurs with the applicant that native, drought-tolerant plants may not be appropriate 
and that the proposed landscaping would add more color and vibrancy to the Carmel Plaza.  
However, the Commission should consider whether the layout of the landscaping should be 
revised to be less formal.  Renderings of the proposed courtyard are included on Sheet L-1.2 of 
the plan set.  Staff notes that the new design appears more modern and formal than the 
existing landscaping at the Plaza. 
 

4. All brick siding throughout the Plaza should be stripped to remove any existing paint.   
 
The Commissioners recommended that the applicant remove all of the paint from the brick 
siding around both the interior courtyard and the exterior of the Carmel Plaza for consistency 
throughout.  The previous submittal only included a proposal to strip the paint at one entrance.  
Staff discussed this recommendation with the applicant after the public hearing and the 
applicant expressed that the property owner has chosen not to revise the submittal due to 
timing and financial hardships.  The applicant noted that stripping the painted brick is a 
complicated and expensive process and therefore the owners would only like to remove the 
paint at the Mission street entrance.  Property improvements in the commercial districts are 
generally encouraged and it is recommended that the Commission not impose any conditions 
that are beyond the scope of the project or that would dissuade an applicant from improving 
their property.  Nevertheless, the Commission can condition the approval of this project with a 
requirement that the paint be stripped.   
 

5. The proposed paving within the Right of Way shall be revised to remove the material 
change to delineate the Ocean Avenue entrance.  

 
The issue of the City Right of Way (ROW) treatment was not thoroughly discussed at the 
Concept meeting, but was identified as an issue in the staff report.  The applicant has decided 
to maintain the proposal to change a portion of the City ROW along Ocean Avenue to create 
contrasting colors to clearly mark a pathway through the main Ocean Avenue entrance to the 
interior courtyard, which requires an Encroachment Permit.  The applicant is proposing a Linen-
colored Limestone paver for an approximately 100-foot long by 10-foot wide section of the 
sidewalk, with the existing bricks to remain on either side.  Staff notes that 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.”  The 
Municipal Code requires all Encroachment Permits for properties in the Commercial District to 
be reviewed by the Planning Commission prior to a final decision by the City Administrator or 
City Council.  In staff’s opinion, the proposed ROW changes do not conform to the Policy and 
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Standards, and therefore staff is recommending that a condition that the ROW changes be 
removed from the project.  The Planning Commission should discuss the proposal and make a 
recommendation.  
Other Project Components: 
 
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 
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.   
 
Awnings and Windows (Elevation changes shown on sheets A 4.2 and A 4.2n of plan set)  
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).  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 
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support and a small black fabric awning.  Staff notes that there are existing second story 
awnings located on the northwest corner of the Plaza (above Tiffany & Co).  Plaza Design 
Guideline 4.1 states that “Awnings must fit within the overall character of the storefront.” 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 applicant has revised the 
previous submittal and now the 
signs are proposed to be 
constructed with a wood base and 
a copper band wrapped around the 
base.  The “Carmel Plaza” logo will 
be mounted on the wood with 
brushed stainless steel letters in a 
cursive font. The signs are 
proposed to be 3 feet 6 inches wide 
and 1 foot 8 inches tall (9-inches of 

copper band and 11-inches of exposed wood). The signs are proposed to have a depth of 
approximately 4 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 
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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.  Staff supports the proposed color 
scheme.  Samples will be available at the meeting for review. 
 
Alternatives: Staff has prepared draft findings and conditions of approval for Commission 
consideration based on the information submitted by the applicant.  The following alternative 
actions are presented for Commission consideration: 
 

1. Approve the request with revisions. If the required revisions are substantial, the 
Commission may wish to continue the application to allow the applicant to respond to 
Commission direction.   

2. Continue the application.  If the Planning Commission has concerns with the landscape 
design, it could approve the project with a condition that only the landscaping 
component be continued.  

3. Deny the application request. 
 
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 – Findings of Approval 
• Attachment B – Conditions of Approval 
• Attachment C – Carmel Plaza Design Guidelines 
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• Attachment D – Applicant’s Letter 
• Attachment E – Site Photographs 
• Attachment F – Sign  Design 
• Attachment G – Lighting Details 
• Attachment H – Project Plans  
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Attachment A – Findings for Approval 
 

CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

FINDINGS FOR APPROVAL 
 
DR 16-101 
Carmel Plaza 
Entire block surrounded by Ocean Ave., Junipero St., 7th Ave., and Mission Street  
Block: 78, Lots: All 
APN:  010-086-006  
 
CONSIDERATION: 
 
Consideration of a 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 
 
RECITALS: 
 
1. The Carmel Mission is located on the entire block surrounded by Ocean Ave., Junipero 

St., 7th Ave., and Mission Street. The Carmel Plaza is comprised of five separate 
commercial buildings connected by a communal interior courtyard and various 2nd and 
3rd story walkways. 
 

2. In 2001, the City adopted the Carmel Plaza Design Guidelines which provides guidance 
for site improvements including finish materials, lighting, signage, landscaping and paint 
colors. 
 

3. On March 9, 2016, the Belli Architectural Group submitted an application for exterior 
upgrades including new exterior windows, paving, landscaping, stairs, lighting and built-
in furniture to the Carmel Plaza.   
 

4. The application qualifies for a Class 1 Categorical Exemption from the provisions of the 
California Environmental Quality Act (CEQA) pursuant to Section 15301 of the State 
CEQA Guidelines.  Class 1 exemptions include projects involving limited new 
construction projects and conversion of small structures.  

 
FINDINGS FOR DECISION: 
   
1. The proposed project conforms to the applicable policies of the General Plan and the 

Local Coastal Program. 
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2. The proposed project complies with all applicable provision of the Municipal Code. 

 
3. The proposed project is consistent with the Carmel Plaza Design Guidelines.  
 
4. The proposed project will not make excessive demands on the provision of public 

services, including water supply, sewer capacity, energy supply, communication 
facilities, police protection, street capacity and fire protection. 

 
5. The proposed project will not be injurious to public health, safety or welfare and 

provides adequate ingress and egress.   
 
6. With the approval of this project the Carmel Plaza will maintain its compatibility with 

surrounding land uses and will not conflict with the purpose established for the district 
within which it will be located. 

 
  
 
 
 
 

125



Attachment B – Conditions of Approval 
 
DR 16-101 (Carmel Plaza) 
July 13, 2016 
Conditions of Approval 
Page 1 
 

 
Draft Conditions of Approval 

No. Standard Conditions  
1. Authorization:  This approval of Design Review (DR 16-101) authorizes the 

following alterations to the Carmel Mission:  
 The Carmel Plaza owner is proposing various exterior changes including the 
following items to the interior courtyard:  

• A reconfigured interior courtyard with a new seating arrangement and 
new planters 

• Three new fire pits 
• 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 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 

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

2. The project shall be constructed in conformance with all requirements of the 
local 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 18 months from the date of approval 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. 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. 

✔ 

5. 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. 

✔ 

6. 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. 

✔ 

7. 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 

✔ 
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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. 

8. 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. 

✔ 

9. 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.  

✔ 

 Planning Commission Special Condition  

10. The proposed paver changes in the City Right of Way shall be withdrawn from 
the project plans. The applicant is required to apply for a separate 
Encroachment Permit for the proposal. 

✔ 

11. All landscaping irrigation lines shall be concealed. ✔ 

12. All plant materials shall be maintained to not protrude more than 12-inches 
from the planter in any sideways direction.  

✔ 

 
 
 
 
*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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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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EXTERIOR STREET FACADES

INTERIOR COURTYARD FACADES

KEY:

Exterior Facades

Interior Facades

CARMEL PLAZA

CARMEL PLAZA (Exterior)
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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.

DUTCH  DOORS
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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

137



10

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

138



11

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.
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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
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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
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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 E – 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 
 

 
 
 

157



Removal of non-structural decorative awnings 
 

 
 
 

 
 

Demolish existing pop-out windows 
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Replacement of four existing windows on the West elevation and the addition of new awnings 
above all four 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Replacement of two existing windows on the 
East elevation and the addition of three new awnings 
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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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CARMEL PLAZA

Carmel, CA.
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Attachment G – Lighting Details 
Light # Description Size Location Wattage Color/Finish Image 

LE1 Up-Light 1 
 

5⅝” High 
2¼” Diameter  

Ground mounted, directed at 
trees and signage 

7 – 8.5 
Watts 

Varies 

 
LE2 Tower Light Approx. 11’ 6” Tall  20, 35, 70 

Watts 
Aluminum N/A (See Full Photo Details) 

LE3 Mounted Ceiling 
Lights 

14”L x 4”W x 8”H 
 

Along courtyard perimeter, 
under eaves 

25 Watts Varies 

 
LE4 Hanging Pendant 1 

 
14 ¾” x 11” Under the interior bridge, At 

the Mission/7th entrance 
12 Watts Black 

 
LE5 Wall Sconce 12”x8” 

15”x11” 
Junipero and Mission Street 
entrances 

8 and 12 
Watts 

Black 

 
LE7 Step Lights Length: 20” – 80” Recessed vertically within 

railing posts 
6 Watts Light only 
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LE8 Hanging Pendant 2 72”L x 54”W x 48”H Hanging at the Junipero/7th 
entry 

25 Watts Black 

 
LE10 LED Light Strip Varies At wood corbelled buildings 

(above Kate Space & Tommy 
Bahama), Under fire pits, 
around built-in seating 

12 Watts Light only N/A (See Full Photo Details) 

LE11 Cube Wall Sconce 4”L x 4”W x 4”H Elevator, Trellises 5 – 10 Watts Anodized 
aluminum, 
Stainless 
steel 

 
LE12 Rectangular Wall 

Sconce 
5.5” L x 15”H Throughout interior courtyard 9.6 Watts Cream 

 
LE13 Up-Light 2 3⅜” High 

2¼” Diameter  
Fountain (Ocean Ave.) 75 Watts 

(Max) 
Solid bronze 
or stainless 
steel 

 
LE14 Tenant Lights Length: 18” – 48” Individual tenant signage 3 Watts Varies 
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CATALOG NUMBER LOGIC
NS LED

Example - NS - LED - e60 - NSP - BT - BZP - 12 - 11 - 360SL
Material

Blank - Aluminum B - Brass S - Stainless Steel

Series
NS - Nite Star™

Source (Requires low voltage transformer)

LED - ‘e’ Technology with Integral Dimming Driver (25W min. load when dimmed)
Designed for use with remote 12VAC BKSSL® transformers. Requires magnetic Low Voltage Dimmer.

LED Type
Bluetooth® Wireless Control* Adjust-e-Lume®**

e60 - 8.5WLED/2700K e62 - 8.5WLED/4000K e64 - 7WLED/2700K e66 - 7WLED/4000K
e61 - 8.5WLED/3000K e63 - 8.5WLED/Amber e65 - 7WLED/3000K e74 - 7WLED/Amber

Optics
NSP - Narrow Spot (Red Indicator) MFL - Medium Flood (Yellow Indicator)

SP - Spot (Green Indicator) WFL - Wide Flood (Blue Indicator)

Adjust-e-Lume® (Specify Wireless or Manual Control)

BT - Bluetooth® Wireless Control (iOS device required. By Others. *For use with e60, e61, e62, e63)

A9 (Standard), A8, A7, A6, A5, A4, A3, A2, A1 (Choose Output Intensity. **For use with e64, e65, e66, e74)

Finish
Aluminum Finish Brass Finish Premium Finish

Powder Coat Color Satin Wrinkle Machined MAC ABP Antique Brass Powder CMG Cascade Mountain Granite RMG Rocky Mountain Granite

Bronze BZP BZW Polished POL AMG Aleutian Mountain Granite CRI Cracked Ice SDS Sonoran Desert Sandstone

Black BLP BLW Mitique™ MIT AQW Antique White CRM Cream SMG Sierra Mountain Granite

White (Gloss) WHP WHW Stainless Finish BCM Black Chrome HUG Hunter Green TXF Textured Forest

Aluminum SAP — Machined MAC BGE Beige MDS Mojave Desert Sandstone WCP Weathered Copper

Verde — VER Polished POL BPP Brown Patina Powder NBP Natural Brass Powder WIR Weathered Iron

Brushed BRU
Interior use only. CAP Clear Anodized Powder OCP Old Copper Also available in RAL Finishes

See submittal SUB-1439-00

Lens Type
12 - Soft Focus Lens 13 - Rectilinear Lens

Shielding
11 - Honeycomb Baffle

Option
360SL - 360SL™ Rotational Knuckle Mounting System

NITE STAR™
PROJECT:

TYPE:

CATALOG 
NUMBER:

SOURCE:

NOTES:

THIS DOCUMENT CONTAINS PROPRIETARY INFORMATION OF B-K LIGHTING, INC. AND ITS RECEIPT OR POSSESSION DOES NOT CONVEY ANY RIGHTS TO REPRODUCE, DISCLOSE ITS CONTENTS, OR TO MANUFACTURE, USE OR SELL ANYTHING IT MAY 
DESCRIBE. REPRODUCTION, DISCLOSURE OR USE WITHOUT SPECIFIC WRITTEN AUTHORIZATION OF B-K LIGHTING, INC. IS STRICTLY FORBIDDEN.

B-K LIGHTING 40429 Brickyard Drive • Madera, CA 93636 • USA
559.438.5800 • FAX 559.438.5900 

www.bklighting.com • info@bklighting.com

SUBMITTAL DATE

03-01-16
DRAWING NUMBER

SUB-2482-00

LM79 DATA

BK No.
CCT  

(Typ.) Input Watts (Typ.)
CRI  

(Ra. Typ.)

e60 2700K 8.5 80
e61 3000K 8.5 80
e62 4000K 8.5 80
e63 Amber (590nm) 8.5 ~
e64 2700K 7.0 80
e65 3000K 7.0 80
e66 4000K 7.0 80
e74 Amber (590nm) 7.0 ~

L70 DATA
Minimum Rated Life (hrs.)  

70% of initial lumens(L70)

50,000
50,000
50,000
50,000
50,000
50,000
50,000
50,000

OPTICAL DATA

Beam Type Angle
e62

CBCP
e66

CBCP Visual Indicator

Narrow Spot 13° 7578 6889 Red Dot
Spot 15° 5748 5225 Green Dot

Medium Flood 23° 2182 1984 Yellow Dot
Wide Flood 31° 1430 1300 Blue Dot

4"
(102mm)

1 5/8"
(41mm)

2 1/4"
(57mm)

LOCK™
Knuckle

DRIVER DATA Input Volts InRush Current Operating Current Dimmable Operation Ambient Temperature
12VAC/DC 50/60Hz <250mA (non-dimmed) 700mA Magnetic Low Voltage Dimmer -22°F-194°F (-30°C - 90°C) 
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LOCK™ Knuckle

2 1/4" Dia.
(57mm)

1 5/8"
(41mm)

(102mm)
4"

Bluetooth® 
Antenna

GreenSource Initiative™
Metal and packaging components are made from recycled 
materials. Manufactured using renewable solar energy, 
produced on site. Returnable to manufacturer at end of life 
to ensure cradle-to-cradle handling. Packaging contains no 
chlorofluorocarbons (CFC’s). Use of this product may qualify 
for GreenSource efficacy and recycling rebate(s). Consult 
www.bklighting.com/greensource for program requirements. 

Materials
Furnished in Copper-Free Aluminum (Type 6061-T6), Brass 
(Type 360) or Stainless Steel (Type 304). 

Body
Fully machined from solid billet. Unibody design provides 
enclosed, water-proof wireway and integral heat sink for 
maximum component life. Integral knuckle for maximum 
mechanical strength. High temperature, silicone ‘O’ Ring 
provides water-tight seal.

Knuckle
The LOCK™ (Locking ‘O’ Ring Compression Knuckle) is comprised 
of two components. The first is integral to the body and features 
an interior, machined taper. The second is machined from solid 
billet and features a second, reverse angle taper. The resultant 
mechanical taper-lock allows a full 180° vertical adjustment 
without the use of serrated teeth, which inherently limit aiming. 
High temperature, silicone ‘O’ Ring provides water-tight seal 
and compressive resistance to maintain fixture position. Design 
withstands 73 lb. static load prior to movement to ensure 
decades of optical alignment. ½” pipe thread for mounting.

Optional 360SL™ additionally provides biaxial source 
control with 360° horizontal rotation in addition to vertical 
adjustment.

Cap
Fully machined. Accommodates [1] lens or louver media. 
Flush lens.

Lens
Shock resistant, tempered, glass lens is factory adhered 
to fixture cap and provides hermetically sealed optical 
compartment. Specify soft focus (#12) or rectilinear (#13) lens. 

BKSSL® 
Integrated solid state system with ‘e’ technology is scalable 
for field upgrade.  Modular design with electrical quick 
disconnects permit field maintenance. High power, 
forward throw source complies with ANSI C78.377 binning 
requirements. Exceeds ENERGY STAR® lumen maintenance 
requirements. LM-80 certified components. 

Integral, constant current driver. 12VAC/VDC input. 50/60Hz. 
Proprietary input control scheme achieves power factor 
correction and eliminates inrush current. Output, over-
voltage, open-circuit, and short circuit protected. Inrush 
current limited to <250mA (non-dimming). Conforms to 
Safety Std. C22.2 No. 250.13-12. 

Line voltage dimmable via magnetic low voltage dimmer. 
For use with low voltage dimmer with dedicated neutral 
conductor. For purposes of dimming: Remote magnetic 
transformer with BKSSL® Power of ‘e’ technology loads should 
be loaded to 25% of the transformer VA (watts) rated value.

Inspiration (Bluetooth® Wireless Technology)
Wireless communication system creates dynamic lumen 
response at the individual fixture. Indexed (100% to 25% 
nom.) lumen output. Maintains output at desired level 
or may be changed as conditions require via exclusive 
mobile application. App available at the Apple iTunes® Store. 
Wireless control up to 40 feet.

Bluetooth® Connectivity Requirements
iOS device (by Others) with installed Inspiration Control 
System App is required for Bluetooth® Wireless Control. 
Bluetooth® version 4.0 or higher required. iOS Devices with 
Bluetooth® version 4.0 or higher include: iPhone® (4S or newer); 
iPad® (3rd generation iPad or newer); iPad mini®; iPad Air®; 
iPod® (iPod touch® 5th generation or newer).

Adjust-e-Lume® (Pat. Pending)
Integral electronics allows dynamic lumen response at 
the individual fixture. Indexed (100% to 25% nom.) lumen 
output. Maintains output at desired level or may be changed 
as conditions require. Specify factory preset output intensity.

Optics
Interchangeable OPTIKIT™ modules permit field changes to 
optical distribution. Color-coded for easy reference:
Narrow Spot (NSP) = Red. Spot (SP) = Green. 
Medium Flood (MFL) = Yellow. Wide Flood (WFL) = Blue. 

Remote Transformer
For use with 12VAC remote transformer or 
magnetic transformers only. B-K Lighting cannot guarantee 
performance with third party manufacturers’ transformers. 

Wiring 
Teflon® coated, 18AWG, 600V, 250° C rated and certified to 
UL 1659 standard.

Hardware
Tamper-resistant, stainless steel hardware. LOCK™ aiming 
screw is additionally black oxide treated for additional 
corrosion resistance.

Finish
StarGuard®, our exclusive RoHs compliant, 15 stage 
chromate-free process cleans and conversion coats 
aluminum components prior to application of Class ‘A’ TGIC 
polyester powder coating. Brass components are available 
in powder coat or handcrafted metal finish. Stainless steel 
components are available in handcrafted metal finish. 
(Brushed finish for interior use only). 

Warranty 
5 year limited warranty. 

Certification and Listing 
ITL tested to IESNA LM-79. UL Listed. Certified to CAN/CSA 
/ANSI Standards. RoHs compliant. Suitable for indoor or 
outdoor use. Suitable for use in wet locations. Suitable for 
installation within 4’ of the ground. IP66 Rated. Made in USA. 

Bluetooth® is a registered trademark of Bluetooth SIG, Inc.
Teflon® is a registered trademark of DuPont Corporation. 
Energy Star® is a registered trademark of the United States 
Environmental Protection Agency.
iTunes® is a trademark of Apple Inc.

B-K LIGHTING 40429 Brickyard Drive • Madera, CA 93636 • USA
559.438.5800 • FAX 559.438.5900 

www.bklighting.com • info@bklighting.com

RELEASED

03-01-16
DRAWING NUMBER

SUB-2482-00

LOCK™ Knuckle

2 1/4" Dia.
(57mm)

1 5/8"
(41mm)

(102mm)
4"

Patent Pending
Adjust-e-Lume®

PROJECT:

TYPE:

Horizontal Rotation
(Optional 360SL™ Knuckle)

Mounting: Remote Transformers:

Power Pipe™ Power Canopy™ Tree Strap™ Stems Canopies

Mounting
 Canopies

UPM™ TR Series Power Pipe UPMRM™

Mounting options: Remote options:

Power Pipe™ TR Series Power Pipe™

Options: 

Horizontal Rotation™
Optional 360SL™ Knuckle

™

UPMRM™

Accessories (Configure separately)

NITE STAR™

4"
(102mm)

1 5/8"
(41mm)

2 1/4"
(57mm)

LOCK™
Knuckle

All dimensions indicated on this submittal are nominal. 
Contact Technical Sales if you require more stringent specifications.

SPECIFICATIONS

360SL™

SIDE VIEW SIDE VIEW

REAR VIEW

2 1/4" Dia.
(57mm)

2 1/4" Dia.
(57mm)

 

1 5/8"
(41mm)

1 5/8"
(41mm)

5/8"
(16mm)

5/8"
(16mm)

4 1/4"
(108mm)

1 3/4"
(121mm)

2 1/4”
(57mm)

6 1/2"
(165mm)

6 1/2"
(165mm)7"

(178mm)

7"
(178mm)

2 1/4" Dia.
(57mm)

iOS DEVICE (by Others)

Dimming 
5-100%

CCT Modulation 
2700K-6000K

• Dimming
• CCT Modulation
• Hue
• Off/On
• Copy Paste

LCT 
Wireless 
Remote

Dimming 
5-100%

CCT Modulation 
2700K-6000K

• Saturation
• Hue

LCT 
Wireless 
Remote

0-10V
Control

(By others)

0-10V
Control

(By others)

0-10V
Control

(By others)

0-10V
Control

(By others)

• Dimming
• CCT Modulation
• Hue
• Off/On
• Copy Paste

IOS
Device

(By others)
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Nice, Promenade du Paillon
Contracting Authority:  Nice Côte d'Azur
Lighting designer:  Yves Adrien - Coup d'Éclat
Landscape architect Péna & Peña
Engineering: egis France

Photograph: François Deladerrière
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Treille data sheet

Aluminum made
Entirely Weld-free 

Height 3 to 4 m 
Total height up to 5 m

Lighting element
. Above the open-work area: optical unit with 
bright anodized aluminum narrow reflector, 
(30°) and lighting system tilted downwards 
inside the profile
. Possible fitting 20, 35 and 70 W MH in class 
1 or 2
. Led class 1

Pole
. Exclusive aluminum profile with internal 
structure
. Trapezoid section structure 140 x 180 x 210 mm
. Cut out on 4 sides from 1m 20 to 30 cm 
from the top

Access door
. Flush
. Opening 500 x 128 mm 
. At 600 mm from the base

Baseplate
. Die Cast aluminum 
. Dimensions 400 x 400 mm
. Fixing distance 300 x 300 mm
. Insulating rings on the 4 anchoring oblongs 
to avoid any contact with galvanized steel 
bolts 

Possible variations
. Opening(s) in the upper part to add extra 
floodlights
. Other heights and cut outs upon request
. Bollard: height 1m40 – Led 10W

Finish
. Polyester powder coating 
RAL colors or special finish
. Natural anodization (20 microns)

Conception: Atelier du Son et Lumière

Menton, Jardin du Bastion
Contracting Authority:  Ville de Menton

Photograph: François Deladerrière

Nice, Promenade du Paillon
Contracting Authority:  Nice Côte d'Azur
Lighting designer:  Yves Adrien - Coup d'Éclat
Landscape architect Péna & Peña
Engineering: egis France

Photograph: François Deladerrière

3.5 m

1.2 m

4 m
13'

11.5'

4'
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Fixture Type:

Catalog Number:

Project:

Location:

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. 

modernforms.com
Phone (800) 526.2588
Fax       (800) 526.2585

Headquarters/Eastern Distribution Center
44 Harbor Park Drive  
Port Washington, NY 11050

Central Distribution Center
1600 Distribution Ct
Lithia Springs, GA 30122

Western Distribution Center  
1750 Archibald Avenue  
Ontario, CA 91760

FEATURES
• Can be mounted as a wall sconce or ceiling flush mount
• ADA compliant, low profile design
• ETL & cETL wet location listed, IP65 rated
• CEC Title 24 Compliant
• Aluminum construction with white mitered glass
• Replaceable LED module
• Full range dimming when used with compatible dimmers
• No transformer or driver required
• 277V option available (special order)
• 50,000 hour rated life
• Color Temp: 3000K
• CRI: 90

PRODUCT DESCRIPTION
Redefine being framed. This cleanly framed out simple block of light is 
available in two finishes and three sizes.

SPECIFICATIONS
Construction: Aluminum construction with white mitered glass.

Light Source: High output LED.

Finish: Graphite (GH), Bronze (BZ).

Standards: ETL & cETL damp location listed. IP65 rated.  
ADA compliant. CEC Title 24.

FRAMED – model: WS-W736

LED Interior & Exterior Sconce

ORDER NUMBER

Model Width Wattage Voltage
LED
Lumens

Delivered 
Lumens Finish

WS-W73608
WS-W73614
WS-W73620

8"
14"
20"

15W 
25W 
38W

120V
1219 
2378 
3058

776 
1183 
1864

GH
BZ

Graphite
Bronze

Example: WS-W73608-GH
For 277V special order, add an “F” before the finish: WS-W73608F-GH

20"

10"

32"

WS-W73620

14"

8"

4"

WS-W73614

8"

8"

4"

WS-W73608
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Fixture Type:

Catalog Number:

Project:

Location:

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. 

modernforms.com
Phone (800) 526.2588
Fax       (800) 526.2585

Headquarters/Eastern Distribution Center
44 Harbor Park Drive 
Port Washington, NY 11050

Central Distribution Center
1600 Distribution Ct
Lithia Springs, GA 30122

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760

FEATURES
• ETL & cETL wet location listed, IP65 rated
• Full range dimming when used with compatible dimmers
• Mouth blown clear etched opal glass
• 10' of wire included to extend pendant up to a total of 120", three 12" 
 and one 6" downrods included (additional downrods available).
• No transformer or driver required
• 277V option available (special order)
• 80,000 hour rated life
• Color Temp: 3000K
• CRI: 90

PRODUCT DESCRIPTION
A clearly de� ned orb gently encircles a cylinder of opal glass. 
Lucid is a clean and updated version of the traditional lantern. The 
pendant is available for cohesive speci� cations throughout upscale 
residential or hospitality commercial spaces.

SPECIFICATIONS
Construction: Mouth blown clear etched opal glass.

Light Source: High output LED.

Finish: Black (BK).

Standards: ETL & cETL damp location listed. IP65 rated. 

LUCID – model: PD-W74615

LED Interior & Exterior Pendant

ORDER NUMBER

Model Height Wattage Voltage
LED
Lumens

Delivered 
Lumens Finish

PD-W74615 14w" 12W 120V 960 660 BK Black

Example: PD-W74615-BK
For 277V special order, add an “F” before the � nish: PD-W74615F-BK

11"

14w"

59s"
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Fixture Type:

Catalog Number:

Project:

Location:

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. 

modernforms.com
Phone (800) 526.2588
Fax       (800) 526.2585

Headquarters/Eastern Distribution Center
44 Harbor Park Drive 
Port Washington, NY 11050

Central Distribution Center
1600 Distribution Ct
Lithia Springs, GA 30122

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760

FEATURES
• ETL & cETL wet location listed, IP65 rated
• CEC Title 24 Compliant
• Aluminum construction with mouth blown clear etched opal glass
• Full range dimming when used with compatible dimmers
• No transformer or driver required
• 80,000 hour rated life
• Color Temp: 3000K
• CRI: 90

PRODUCT DESCRIPTION
A clearly de� ned orb gently encircles a cylinder of opal glass. Lucid is a 
clean and updated version of the traditional lantern that may be hung 
in multiples in an outdoor entertainment area or over an entryway. 

SPECIFICATIONS
Construction: Aluminum construction with mouth blown clear etched opal glass.

Light Source: High output LED.

Finish: Black (BK).

Standards: ETL & cETL damp location listed. IP65 rated. CEC Title 24.

LUCID – model: WS-W746

LED Interior & Exterior Sconce

ORDER NUMBER

Model Height Wattage Voltage
LED
Lumens

Delivered 
Lumens Finish

WS-W74612
WS-W74615

12"
15"

8W
12W 120V 670

980
460
660 BK Black

Example: WS-W74612-BK

12"

8" 98"

WS-W74612

15"

11" 11d"

WS-W74615
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Certified by  Compliance LM-79-08
and LM-80-08

Available for International specificat ions by adding 'INT' at the end of the exist ing Model
# International spec sheets are available upon request Exact Measurements: Metric

Model: T3.002.12.US
New: Yes
Installation: Recessed (Inground, Wall/Ceiling) -

Remodel (Non-IC)
Housing: 104cm / 40 15/16" CAS.0213.99 or

CAS.0209.99 Required
Light Color: Cool White
Color
Temperature:

3000K

CRI: 93 (96 by request)
Fixture Finish: Opal
Fixture
Material:

PMMA

Lamp Type: Signal LED
Total Wattage: 6W
Lamp Voltage: 24Vdc
Lamp Life: 50,000 hrs at 70% of lamp lumen output

with IES LM-80. For optimized perfomance
follow instruction sheet.

Pitch: 2
IP Rating: IP68
Width: 2.3cm / 7/8"
Length: 102cm / 40 3/6"
Height: 5.39cm / 2 1/8"
Weight: 1900g/m / 29.4oz/ft
Breaking
Strength:

IK10

Screws: Stainless Steel

Additional Details

Recessed Drive-over professional lighting system for lindoor, outdoor
application; DMX or DALI dimmable. Requires Housing Box to be
ordered separately. Monochromatic signal LED included 100cm of
PBS8-F cable with AQAstop Flex, 3 poles (2x0,75mm2 + 1x0,5mm2)
external Ø 6,1mm. LED non-IC rated remodel housing is for use in
non-insulated areas or where insulation is at least 3 inches from
fixture.

T3 Signal 24Vdc Monochromatic - Opal
Model No: T3.002.12.US

Date:  Project:  

Fixture Type:  Specifier/Rep:  

30 Tycos Dr. Toronto, ON Canada M6B 1V9 PH: 800.388.3382 / 416.247.9221 FAX: 416.247.9319 www.zaneen.com, tech@zaneen.com Page 1 of 2
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Jennings II pendant 

 

• (72”L x 54”W x 48”H) + any length support rod 
• Outer 3 cages:  open (no glass) 
• Innermost cage:  4 clear seedy glass side panels 
• 32 x max 25W medium base incandescent sockets   
• Customer may use screw-in LED, CFL, or incandescent bulbs 
• Bulbs not included 
• Choice of standard metal finish (deluxe:  10% upcharge / premium: 20%) 
• Fixture is designed to be mounted on a flat ceiling that is parallel to the floor. If 

fixture is to be mounted on a sloped ceiling – we must know that at order 
placement to make necessary canopy modifications. 

• Approximately 325 lbs each 
• UL listed (indoor use) 
• Made in U.S. 
 

Optional UL damp (for covered outdoor use) 
 

• 10% upcharge 
• Powder coat metal finish 
• All metal parts phosphate treated 
• UL damp electrical 

 

Front view 

 
Side view 

 
Top view 
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DRY/WET LOCATION

1 OF 4 SS033115-2.3CFLUID VIEW® STRIP LIGHT SERIES

®

SPECIFICATION SHEETFLUID VIEW® 12V WET LOCATION LED STRIP LIGHT

Item #: Project:

SPECIFICATIONS

DIMMABLE

Input Voltage: 12VDC Constant Voltage
Power Consumption / ft.: 1.44W / 120mA
LED Chip Type: Epistar 3528 SMD Chip
LED Chip Beam Angle: 120°
LED Chips / ft.: 18
Mounting: Includes mounting clips & screws
Field Cuttable: ~ 2 in.
Maximum Run ¹ : 16.4 ft. 
Connections ² : 3 ft. female wet location plug 
one end, 3 ft. male wet location plug opposing 
end, Wire gauge: 20/2 AWG
Dimmable: Yes

Ambient Temp ³ : -4 ~ 122°F (-20 ~ 50°C)
Operating Temp ⁴ : -4 ~ 176°F (-20 ~ 80°C)
Environment ⁵ : Outdoor / wet location
Dimensions: .4 x .2 in. (W x H)
Certifications: UL Listed 2108. UL 1598 / CSA 
250.0-08, UL 8750. UL 879 / CAN/CSA-C22.2 
no. 207-M89. E469769 (UL Listed), E469770 
(SAMS Manual). Suitable for installation in a 
clothes closet.
Included Items (per spool):  6 mounting clips, 
12 screws, 5 end caps, 2 terminal caps, 1 Wet 
Location Splice Connector Pair

SUITABLE FOR  
CLOSET USE

Each maximum run requires a dedicated power feed from the driver. Do not extend beyond the recommended maximum run 
length.
Wire leads and accessories are not rated for in-wall installation unless otherwise noted. Attached wire leads and connections 
are field-cuttable. 
Do not install product in an environment outside the listed ambient temperature. Exceeding the maximum ambient temperature 
may damage LED chips, reduce the total lamp life, lumen output, and/or adversely impact color consistency. 
Operating temperature is measured according to the minimum and maximum ambient temperature environment. 
Do not install near or around chlorinated/treated water. This product is not rated as submersible. Do not install in location 
where water may pool or collect. Do not install in location where LED chips are exposed to direct sunlight as damage to the 
phosphor will occur.
Epistar 3528 SMD Chip binning ranges: (3000K 70 CRI: 2870-3045K).
Lumen value measured in accordance to IES LM-79-08. LED chips have a luminous flux range with a tolerance of +/- 5%.
Actual efficacy value is dependent to specified LED driver (power supply). An estimated efficacy value has been provided and 
calculated as follows: Lumen value (measured in accordance to IES LM-79-08) divided by average power consumption per 
foot.

Note ¹

Note ²

Note ³

Note ⁴
Note ⁵

Note ⁶
Note ⁷
Note ⁸

12V
DC

Item # Connector 
Size

CCT
(Kelvin) ⁶

Lumens 
/ ft. ⁷ CRI Efficacy

(lm/W) ⁸

DI-12V-FV30-W8016 (16.4 ft.) 10.5mm 3000K 100 85.9 69.4

• Medium brightness 
• Outdoor / wet location
• 16.4 ft. maximum run
• UL Listed & R/C SAM Manual
• Suitable for closet use
• 5-Year limited warranty

+
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©2014 Lindsley Lighting, LLC
As part of its policy of continuous research and product development, the com-
pany reserves the right to change or withdraw specifications without prior notice.

lindsleylighting.com
sales@lindsleylighting.com

Lindsley Lighting, LLC
925.254.1860   P
888.695.3699   F

Cubed Wall Sconce

Watts              Dimensions   

10 up/down       4”w x 4”h x 3.95”d
  5 downlight       4”w x 4”h x 3.95”d       
        See below for other sizes
         meets ADA requirements 

M O D E L


   
   

  H
ei

gh
t  

   
   

 

         Depth          Width   

800
400

Lumens

O R D E R  I N F O

LLWS.S.CB.            .      .     .      . 
04 = 04”w x 4”h x 4”d
04-18T = 04”w x 18”h x 4”d
04-24T = 04”w x 24”h x 4”d
04CST-XX = 4”w x XX”h x 4”d

SL = Silver anodized brushed
BR = Deep bronze anodized brushed
WH= White,  or SB =  Snowberry
BK = Black Gloss
BKS = Black Satin
BL =  Lagoon
RD = Red Pepper
OR = Tangerine
MS = Mustard Seed
CST+RAL =  Custom RAL color

finishsizemodel

27 = 2700K
30 = 3000K
35 = 3500K
27D = 2700K down
30D = 3000K down
35D = 3500K down

light color usage

IN = Interior, 
          dry rated
WT = Outdoor, 
          wet rated

S P E C I F I C AT I O N S

2700K, 3000K or 3500K; 90+ CRI CREE XP-E
120vac 700mA Direct Current
ELV and 0-10v with certified power supplies; DMX-512 option
RoHS compliant materials and manufacturing
anodized aluminum, stainless steel, polycarbonate
Narrow and broad beam optics available
Brushed anodized and powder coat. Custom colors and finishes available 
Fits standard j-boxes with horizontal trim or horizontal deep switch boxes 
ETL for wet and dry locations; LM-79 available
Five year limited warranty; other warranties may also apply

LEDs
Power Requirements

Dimming
Construction

Optics
Finish

Installation
Certifications

Warranty

The Cubed wall sconce is a small, but mighty lighting tool. The simple shape 
provides 400 lumens of warm LED light up and 400 lumens down. The com-
pact form is under 4” in all directions, a perfect solution for ADA compliance. 
Best of all, the broad variety of standard and custom finishes enable this 
fixture to either blend with a wall color or provide pops of color or interest. 
It can be used inside or outdoors, standing alone or in series across a wall. 
Available as a 400 or 800 lumen downlight as well as in taller versions.

Made in USA.

optics [optional]

Blank= Standard Lens
N10 = Narrow Beam 10°
BE= 8° x 47°  Broad 
Beam
DBL=800 lms down
DBL.N10 = 800 lms 
down with Narrow Beam 
10°
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tara 15 outdoor

DESCRIPTION
A thick, folded metal frame comes together to create a
design inspired by modern architecture. Mounts down
only. Includes (1) 9.6 watt 840 lumen 2700K 80 CRI
LED module. Dimmable with a lowvoltage electronic
dimmer. 120v or 277v.

WEIGHT
4.63lb / 2.1kg ±

tara 15 outdoor

 

ORDERING INFORMATION

model

OD742

finish

BL  black 
BZ  bronze 
SI  silver 

lamp

LED  LED module 9.6w 120v 
LED277  LED module 9.6w 277v 

wet location

W  wet location

FIXTURE TYPE: ________________________________________________

JOB NAME: ________________________________________________

NOTES: ________________________________________________

________________________________________________

________________________________________________

 

7400 Linder Avenue
Skokie, Illinois 60077

T 847.626.6300
F 847.626.6350

www.lbllighting.com

©2016 LBL Lighting. All Rights Reserved. The "LBL Lighting" graphic is a
registered trademark of LBL Lighting. LBL Lighting reserves the right to
change specifications for product improvements without notification.

outdoor
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Catalog #

Project

Comments

Prepared by

Type

Date

SPECIFICATION FEATURES

06/15/2012 3:34:22 PMConsult your representative for additional options and finishes.

Specifications and Dimensions subject to change without notice. ADL032519

DESCRIPTION

The Atlantis 1409 is an ultra-compact underwater fixture for use with a low 
voltage MR16 lamp. Its tiny 2-1/4" x 3-3/8" scale makes it ideal for placement 
in niches or between rocks in water gardens, fountains or streams. Various 
lenses, louvers and color or dichroic filters can be combined - up to three at 
once - to create multiple underwater lighting effects.

A ... Material
Housing, hood and optional 
mounting plate (-BMP, -SMP) are 
precision-machined from 
corrosion-resistant bronze or 
stainless steel.

B ... Finish
Solid bronze or stainless steel 
finish is unpainted to reveal the 
natural beauty of the material.

C ... Hood
Hood is removable for easy 
relamping and accepts up to three 
internal accessories at once 
(lenses, louvers, filters) to achieve 
multiple lighting effects.

D ... Gasket
Housing and hood are sealed with 
a high temperature silicone o-ring 
gasket to prevent water intrusion.

E ... Lens
Tempered glass lens, factory 
sealed with high temperature 
adhesive to prevent water 
intrusion and breakage due to 
thermal shock.

F ... Hardware
Stainless steel hardware is 
standard to provide maximum 
corrosion-resistance.

G ... Socket
Ceramic socket with 250° C 
Teflon® coated lead wires and 
GU5.3 bi-pin base.

H ... Cord & Fitting
Fixture is equipped with 15' of low 
voltage SJO cord and a machined, 
solid brass liquid-tight fitting.

I ... Electrical
Remote 12V transformer required 
(not included). Use Lumière model 
T300 or equivalent only. Available 
from Lumière as an accessory - see 
the Accessories & Technical Data 
section of this catalog for details.

J ... Lamp
Not included. Available from 
Lumière as an accessory - see 
reverse side of this page.

K ... Labels & Approvals
UL and cUL listed, standard wet 
label. Fixture and cord entry to 
fixture require complete 
underwater submersion. 
Manufactured to ISO 9001-2000 
Quality Systems Standard. IBEW 
union made. Approved by New 
York City Dept. of Buildings, 
Bureau of Electrical Control for use 
in NYC, NY.

L ... Warranty
Lumière warrants its fixtures 
against defects in materials & 
workmanship for three (3) years. 
Auxiliary equipment such as 
transformers, ballasts and lamps 
carry the original manufacturer's 
warranty.

ATLANTIS

1409

75W (max.) MR16

Halogen

Low Voltage

Underwater

3-3/8"
[86mm]

ø2-1/4"
[57mm]

Atlantis 1409

LUMIERE ®
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B-K LIGHTING
THIS DOCUMENT CONTAINS PROPRIETARY INFORMATION OF B-K LIGHTING, INC. AND ITS RECEIPT OR POSSESSION DOES NOT CONVEY ANY RIGHTS TO REPRODUCE, DISCLOSE ITS CONTENTS, OR TO MANUFACTURE, USE OR SELL ANYTHING IT MAY 
DESCRIBE.  REPRODUCTION, DISCLOSURE OR USE WITHOUT SPECIFIC WRITTEN AUTHORIZATION OF B-K LIGHTING, INC. IS STRICTLY FORBIDDEN.

PROJECT:

RELEASED

01-29-16
DRAWING NUMBER

SUB-2258-00
40429 Brickyard Drive • Madera, CA 93636 • USA

559.438.5800 • FAX 559.438.5900 
www.bklighting.com • info@bklighting.com

Example: SN - 18 - L - MM - LED - e70 - SP - BZP - 12 - 11 - A  

CATALOG NUMBER LOGIC

SIGN STAR™ STYLE L
MINI-MICRO™

2 1/4"
(56mm)

SN-MM-LED
   S000974:

3/8"
(10mm)

6 1/2" Dia.
(165mm)

2 3/4" Dia.
(69mm)

3 3/4"
(95mm)

1 1/4"
(32mm)

2 7/8"
(73mm)

3/8"
(10mm)

(70mm)
2 3/4"

3 1/2" Dia.
(89mm)

1" Dia.
(25mm)           

1" Dia.
(25mm)           

4"
(102mm)

2"
(51mm)

2 5/8"
(67mm)

2"
(51mm)

4"
(102mm)

2 5/8"
(67mm)

Locking O-Ring
Compression
Knuckle

“A/D” CAP

“B/E” CAP

“C” CAP

Specify Inches 18"- 48" Maximum 
(457mm - 1219mm)

Specify Inches 18"- 36" Maximum 
(457mm - 914mm)

Locking O-Ring
Compression
Knuckle

SN L MM LED

Series
 SN - Sign Star™ 

Stem Length 
   18”, 24”, 30”, 36”, 42”, or 48”
   (Specify in inches)

Style
 L - 90° Radius

Fixture
 MM - Mini-Micro™ 

Source
 LED - ‘e’ Technology with Integral Driver
     Designed for use with remote 12VAC BKSSL® transformers.   

LED Type

   

Optics*

Finish

 
Lens Type
 12 - Soft Focus Lens 13 - Rectilinear Lens

Shielding
 11 - Honeycomb Baffle

Cap Style 
 A - 45°  B - 90°  C - Flush D - 45° less Weep Hole E - 90° less Weep Hole 
          (Interior Use Only)   (Interior Use Only)
  

TYPE:

CATALOG 
NUMBER: 

SOURCE:

NOTES:

 e70 - 3WLED/2.7K
 e71 - 3WLED/3K

 e72 - 3WLED/4K
 e73 - 3WLED/Amber

BK No. CCT (Typ.)
Input Watts 

(Typ.) CRI
e70 2700K 3 80
e71 3000K 3 80
e72 4000K   3 80 
e73 Amber (590nm) 3 ~

LM79 DATA *OPTICAL DATA
Minimum Rated Life (hrs.)

70% of initial lumens (L70)
50,000
50,000
50,000 
50,000

L70 DATA

Input Volts InRush Current Operation Ambient Temperature
12VAC/DC 50/60Hz 10A Max -10°F-130°F 

DRIVER DATA

 Beam Type Angle CBCP Visual Indicator
NSP-Narrow Spot 6° 1585 Red Indicator

SP-Spot 15° 781 Green Indicator
MFL-Medium Flood 25° 616 Yellow Indicator
ASY-Asymmetrical 6x25° 721 Purple Indicator

 NSP - Narrow Spot (Red Indicator) SP - Spot (Green Indicator) MFL - Medium Flood (Yellow indicator) ASY - Asymmetrical (Purple Indicator)

Powder Coat Color Satin Wrinkle

Bronze BZP BZW

Black BLP BLW

White (Gloss) WHP WHW

Aluminum SAP —

Verde — VER

Aluminum Finish Premium Finish

 ABP Antique Brass Powder  CMG Cascade Mountain Granite  RMG Rocky Mountain Granite

 AMG Aleutian Mountain Granite  CRI Cracked Ice  SDS Sonoran Desert Sandstone

 AQW Antique White  CRM Cream  SMG Sierra Mountain Granite

 BCM Black Chrome  HUG Hunter Green  TXF Textured Forest

 BGE Beige  MDS Mojave Desert Sandstone  WCP Weathered Copper

 BPP Brown Patina Powder  NBP Natural Brass Powder  WIR Weathered Iron

 CAP Clear Anodized Powder  OCP Old Copper Also available in RAL Finishes
See submittal SUB-1439-00
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RELEASED

01-29-16
DRAWING NUMBER

SUB-2258-00
40429 Brickyard Drive • Madera, CA 93636 • USA

559.438.5800 • FAX 559.438.5900 
www.bklighting.com • info@bklighting.comB-K LIGHTING

PROJECT:

TYPE:

2 1/4"
(56mm)

SN-MM-LED
   S000974:

3/8"
(10mm)

6 1/2" Dia.
(165mm)

2 3/4" Dia.
(69mm)

3 3/4"
(95mm)

1 1/4"
(32mm)

2 7/8"
(73mm)

3/8"
(10mm)

(70mm)
2 3/4"

3 1/2" Dia.
(89mm)

1" Dia.
(25mm)           

1" Dia.
(25mm)           

4"
(102mm)

2"
(51mm)

2 5/8"
(67mm)

2"
(51mm)

4"
(102mm)

2 5/8"
(67mm)

Locking O-Ring
Compression
Knuckle

“A/D” CAP

“B/E” CAP

“C” CAP

Specify Inches 18"- 48" Maximum 
(457mm - 1219mm)

Specify Inches 18"- 36" Maximum 
(457mm - 914mm)

Locking O-Ring
Compression
Knuckle

2 3/4" O.C.

3 1/2" Dia

3/8"
(10mm)

(89mm)

(70mm)

GreenSource Initiative™
Metal and packaging components are made from recycled 
materials. Manufactured using renewable solar energy, 
produced on site.  Returnable to manufacturer at end of life 
to ensure cradle-to-cradle handling.  Packaging contains 
no chlorofluorocarbons (CFC’s).  Use of this product may 
qualify for GreenSource efficacy and recycling rebate(s).  
Consult www.bklighting.com/greensource for program 
requirements.
 
Materials
Furnished in Copper-Free Aluminum (Type 6061-T6).

Style
‘L’ Style provides clean, 90° transition from fixture to stem.
 
Body
Fully machined from solid billet.  Unibody design provides 
enclosed, water-proof wireway and integral heat sink for 
maximum component life.  Integral knuckle for maximum 
mechanical strength. High temperature, silicone ‘O’ Ring 
provides water-tight seal.

Knuckle
The LOCK™ (Locking ‘O’ Ring Compression Knuckle) is 
comprised of two components.  The first is integral to the 
body and features an interior, machined taper. The second 
is machined from solid billet and features a second, reverse 
angle taper.  The resultant mechanical taper-lock allows a 
full 180° vertical adjustment without the use of serrated 
teeth, which inherently limit aiming.  High temperature, 
silicone ‘O’ Ring provides water-tight seal and compressive 
resistance to maintain fixture position.  Design withstands 
73 lb. static load prior to movement to ensure decades 
of optical alignment.  Biaxial source control with 360° 
horizontal rotation in addition to vertical adjustment. 

 

Cap
Fully machined.  Accommodates [1] lens or louver media. 
Choose from 45° cutoff (‘A’ or ‘D’), 3/8” deep bezel with 90° 
cutoff (‘B’ or ‘E’), or flush lens (‘C’) cap styles.  ‘A’ and ‘B’ caps 
include weep-hole for water and debris drainage.  ‘D’ and 
‘E’ caps exclude weep-hole and are for interior use only. 

Stem
Fully machined, 1” dia. with internal threads for maximum 
visual appeal.  Available in configurable lengths to 48” 
maximum overall. 

Lens
Shock resistant, tempered, glass lens is factory adhered 
to fixture cap and provides hermetically sealed optical 
compartment.  Specify soft focus (#12) or rectilinear (#13) lens.

BKSSL® 
Integrated solid state system with ‘e’ technology.   High 
power, forward throw source complies with ANSI C78.377 
binning requirements.  Exceeds ENERGY STAR® lumen 
maintenance requirements. LM-80 certified components.  

Integral non-dimming driver.  Minimum 50,000 hour rated 
life at 70% of initial lumens (L70).  BKSSL® technology 
provides long life, significant energy reduction and 
exceptional thermal management.  

Optics 
OPTIKIT™ modules are color-coded for easy reference: 
Narrow Spot (NSP) = Red, Spot (SP) = Green. Medium Flood 
(MFL) = Yellow and Asymmetrical (ASY) = Purple.

Installation
3-1/2” dia., machined canopy permits mounting to 3’’ 
octagonal junction box or 4’’ junction box with mud 
ring.  Junction box installation must be designed to hold 
full fulcrum weight of fixture (junction box and gasket 
by others).  
 

Remote Transformer
For use with 12VAC remote transformer 
or magnetic transformers only. B-K Lighting cannot 
guarantee performance with third party manufacturers’ 
transformers. 

Wiring
PVC coated, 18AWG, 150V, 60°C rated and certified to UL 
1838 standard.

Hardware
Tamper-resistant, stainless steel hardware.  LOCK™ aiming 
screw and canopy mounting screws are additionally black 
oxide treated for additional corrosion resistance.

Finish
StarGuard®, our exclusive RoHs compliant, 15 stage 
chromate-free process cleans and conversion coats 
aluminum components prior to application of Class ‘A’ 
TGIC polyester powder coating.  

Warranty
5 year limited warranty. 

Certification and Listing
ITL tested to IESNA LM-79.  UL Listed. Certified to CAN/
CSA/ANSI Standards. RoHs compliant. Suitable for indoor 
or outdoor use. Suitable for use in wet locations. IP 66 
Rated. Made in USA. 
 
 
 

®Energy Star is a registered trademark of the United States Environmental Protection Agency.

SPECIFICATIONS

SIGN STAR™ STYLE L
MINI-MICRO™

2 1/4"
(56mm)

SN-MM-LED
   S000974:

3/8"
(10mm)

6 1/2" Dia.
(165mm)

2 3/4" Dia.
(69mm)

3 3/4"
(95mm)

1 1/4"
(32mm)

2 7/8"
(73mm)

3/8"
(10mm)

(70mm)
2 3/4"

3 1/2" Dia.
(89mm)

1" Dia.
(25mm)           

1" Dia.
(25mm)           

4"
(102mm)

2"
(51mm)

2 5/8"
(67mm)

2"
(51mm)

4"
(102mm)

2 5/8"
(67mm)

Locking O-Ring
Compression
Knuckle

“A/D” CAP

“B/E” CAP

“C” CAP

Specify Inches 18"- 48" Maximum 
(457mm - 1219mm)

Specify Inches 18"- 36" Maximum 
(457mm - 914mm)

Locking O-Ring
Compression
Knuckle

Remote Transformers:

TR Series UPMRM™

Accessories (Configure separately)

All dimensions indicated on this submittal are nominal.  
Contact Technical Sales if you require more stringent specifications.

 CANOPY DETAILSIDE VIEW

(70mm)
2 3/4"

3 7/8"
(98mm)

1 1/4"
(31mm)

"A/D" CAP

"B/E" CAP

"C" CAP

3"
(76mm)

1/2"
(11mm)

3 3/4"
(95mm)

1 1/4"
(31mm)

"A/D" CAP

(67mm)
2 5/8"

"C" CAP"B/E" CAP

2 7/8"
(74mm)

1/2"
(11mm)

1" (25mm)

(70mm)
2 3/4"

3 7/8"
(98mm)

1 1/4"
(31mm)

"A/D" CAP

"B/E" CAP

"C" CAP

3"
(76mm)

1/2"
(11mm)

3 3/4"
(95mm)

1 1/4"
(31mm)

"A/D" CAP

(67mm)
2 5/8"

"C" CAP"B/E" CAP

2 7/8"
(74mm)

1/2"
(11mm)

1" (25mm)

(70mm)
2 3/4"

3 7/8"
(98mm)

1 1/4"
(31mm)

"A/D" CAP

"B/E" CAP

"C" CAP

3"
(76mm)

1/2"
(11mm)

3 3/4"
(95mm)

1 1/4"
(31mm)

"A/D" CAP

(67mm)
2 5/8"

"C" CAP"B/E" CAP

2 7/8"
(74mm)

1/2"
(11mm)

1" (25mm)

“A/D” CAP

“B/E” CAP

“C” CAP
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