CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
MEETING AGENDA
Regular Meeting
City Hall
East Side of Monte Verde Street
Between Ocean & Seventh Avenues
A.

CALL TO ORDER AND ROLL CALL
Commissioners:

B.

February 14, 2018
Wednesday
Tour: 2:00 p.m.
Meeting: 4:00 p.m.

Michael LePage, Chair
Julie Wendt
Gail Lehman
Stephanie Locke

TOUR OF INSPECTION
Shortly after 2:00 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.

VICE CHAIR ELECTION

G.

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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H.

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

1. Draft minutes from the January 10, 2018 Planning Commission Meeting (p. 5)

2. DS 17-441 (Lasher)
Holdren Lietzke Architecture, Architect
Camino Real, 3 NE of 13th Ave
Block: AA; Lot: 18
APN: 010-281-013

Consideration of a Final Design Study (DS
17-441) and associated Coastal Development
Permit for the demolition of an existing
residence and construction of a new 1,800
square-foot two-story residence located in the
Single-Family Residential (R-1) Zoning
District. (p. 14 )

3. DS 16-483 (Purvis)
Aengus Jeffers, Agent
4 Oak Knoll Way
Block: 2, Lot(s): 2
APN: 009-201-016

Consideration of a Final Design Study (DS
16-483) and associated Coastal Development
Permit for demolition of an existing residence
and construction of a new 2,300 square-foot
residence with detached garage in the front
yard setback, located in the Single-Family
Residential (R-1) Zoning District. (p. 35 )

I.

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. Trash Receptacle Replacement
City of Carmel-by-the-Sea
Downtown and Devendorf Park
Block: n/a; lot: n/a
APN: n/a

Consideration of a Pilot Project to replace
existing trash receptacles in and around
Devendorf Park with new combined trash and
recycling receptacles. (p. 62)
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2. CDP 16-315 (Carmel-by-the-Sea)
North Dunes Carmel Beach
North of Ocean Ave/West of San Antonio
Block: n/a; lot: n/a
APN: n/a

Annual update on the North Dunes restoration
project and consideration of an amendment to the
Coastal Development Permit (CDP 16-315)
allowing for the removal of additional trees in the
North Dunes. The Planning Commission will be
making recommendations to the City Council.
(p. 71)

3. DS 17-443 (Nelson)
Erik Dyar, Architect
SW Corner of Camino Real & 13th
Avenue
Block: DD, Lot(s): 1 & 3
APN: 010-284-001

Consideration of a Final Design Study (DS 17443) and associated Coastal Development Permit
for ground-level and two-story additions to an
existing single story residence located in the
Single-Family Residential (R-1) Zoning District.
(p. 89)

4. DS 18-009 (Scattini)
Claudio Ortiz, Designer
SW Cor. Of Guadalupe and 1st Ave.
Block: 16; Lot: 1
APN: 010-026-001

Consideration of Concept Design Study (DS 18009) and associated Coastal Development Permit
for demolition of an existing residence,
construction of a new 1,800 square-foot two-story
residence located in the Single-Family Residential
(R-1) Zoning District. (p. 118 )

5. DS 17-429 (Nai)
Samuel Pitnick, Architect
SE corner of 10th and Torres Street
Block: 120; Lot: 1
APN: 010-331-001

Consideration of combined Concept and Final
Design Study (DS 17-429) and associated Coastal
Development Permit for the remodel of an
existing residence and addition of 864 square feet.
The project site is located in the Single-Family
Residential (R-1) Zoning District. (p. 142 )

6. DS 17-398/VA 18-021 (Quan)
Justin Pauly, Architect
SW corner of 6th and Carpenter Street
Block: 64; Lot: 1
APN: 010-033-005

Consideration of Concept Design Study (DS 17398), Variance (VA 18-021) and associated
Coastal Development Permit for demolition of an
existing residence, construction of a new 1,800
square-foot two-story residence located in the
Single-Family Residential (R-1) Zoning District.
(p. 180 )

7. UP 18-029/DR 18-028/SI 18-030 (Yeast Consideration of a Use Permit (UP 18-029),
of Eden)
Design Review (DR 18-028) and Sign (SI 18John Hill, Business Owner
030) application for the establishment of a fullCarmel Plaza
line restaurant (Yeast of Eden) and associated
Block: 78; Lots: All
exterior storefront alterations and signage for a
APN: 010-086-006
commercial space located in the Carmel Plaza.
(p. 215 )
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J.

DIRECTOR’S REPORT
1. Update on Planning Activities

K.

BOARD MEMBER ANNOUNCEMENTS

L.

ADJOURNMENT
The next meeting of the Planning Commission will be: Wednesday, March 14, 2018
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 1-800-7352929.
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 &
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, 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 9th day of February, 2018 at the hour of 4:00 p.m.

____________________________________
Marc Wiener, AICP
Community Planning and Building Director
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION REGULAR MEETING MINUTES
January 10, 2018
A.

CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION
PRESENT:

Commissioners: Wendt, Lehman, Locke, & LePage

ABSENT:

Goodhue

STAFF PRESENT:

B.

Marc Wiener, Community Planning & Building Director
Marnie Waffle, Senior Planner
Catherine Tarone, Assistant Planner
Matthew Sundt, Contract Planner
Cortina Whitmore, Planning Commission Secretary

TOUR OF INSPECTION
The Commission convened at 2:45 p.m. and then toured the following sites:
• DR 17-482 (Leidig/Draper), Dolores 2 SW of 5th Ave.; Blk: 55, Lot(s): 5 & 7
• DS 17-372 (Ayres), Casanova St., 3 SE of 10th Ave.; Blk: E, Lot(s):8
• DS 17-441 (Lasher), Camino Real. 3 NE of 13th Ave.; Blk: AA, Lot:18
• DS 17-443 (Nelson), SW corner of Camino Real & 13th; Blk: DD, Lot(s): 1 & 3
• DS 16-483 (Purvis), 4 Oak Knoll Way; Blk: 2; Lot: 2
• DS17-294 (Stepanek), Guadalupe 4 NE of 3rd Ave.; Blk: 22, Lot: 14
• DS 17-212 (Budden), Torres 3 NW of 1st Ave.; Blk:7, Lot: 5 (Visit if necessary)

C.

ROLL CALL
Chairman Goodhue called the meeting to order at 4:15 p.m.

D.

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

E.

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS
N/A

F.

APPEARANCES
Speaker #1: Barbara Livingston, President of the Carmel Resident’s Association
announced the “Shape of Water” lecture scheduled for January 25, 2018 will meet in the
Vista Lobos Community Room at 5:00 p.m.
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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 December 13, 2017 Planning Commission Meeting. (p.5)
2. UP 17-442 (Holman Ranch)
Liz Bolar, Representative
SW corner of 7th & San Carlos
Block: 91; Lot(s): ½ of 3
APN: 010-145-001
(Item pulled for discussion)

Consideration of a Use Permit (UP 17-442)
application for the establishment of a new wine
tasting room located in the Service Commercial
(SC) Zoning District. (p.13)

3. DS 17-372 (Ayres)
Greg Klein, Architect
Casanova St., 3 SE of 10th Ave.
Block: E; Lot: 8
APN: 010-185-015

Consideration of Final Design Study (DS 17372) and associated Coastal Development Permit
for demolition of an existing residence,
construction of a new 1,600 square-foot singlefamily residence, and 200 square-foot detached
garage in the front yard setback, located in the
Single-Family Residential (R-1) Zoning District.
(p.42)

4. DS 17-212 (Budden)
RT Budden, Owner
Torres 3 NW of 1st.
Block: 7; Lot: 5
APN: 009-132-007

Consideration of a Final Design Study (DS 17212) and associated Coastal Development Permit
for a second story addition to an existing single
story residence located in the Single-Family
Residential (R-1) Zoning District. (p.69)

Commissioner Locke motioned to approve Consent Items #1; Draft minutes from
the December 13, 2017 Planning Commission meeting with correction, Consent Item
#3 DS 17-372 (Ayres) and Consent Item #4 DS 17-212 (Budden). Commissioner
Lehman seconded the motion which carried the following vote: 4-0-1-0.
AYES
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LEHMAN, WENDT, LOCKE & LEPAGE
COMMISSIONERS: NONE
COMMISSIONERS: GOODHUE
COMMISSIONERS: NONE
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Vice Chair LePage opened the public hearing for Item #2 UP 17-442 (Holman Ranch).
Speaker #1: Barbara Livingston voiced objection to the proposed project citing the
approval contradicts the City’s Wine Tasting Policy.
Speaker #2: Mike Brown expressed opposition to UP 17-442 and suggested the City
place a cap on the number of allowable wine tasting establishments.
Speaker #3: Rich Pepe agreed with Ms. Livingston and Mr. Brown’s comments and
recommended a workshop to further discuss the Wine Tasting Policy.
Vice Chair LePage noted UP 17-442 (Holman Ranch) was previously heard and received
unanimous support from the Planning Commission.
Marc Wiener, Planning Director clarified the findings the decision was based upon and
noted the City currently has 15 stand-alone wine tasting rooms.
Speaker #4: Liz Bolar, Applicant clarified the location selection and noted Holman
Ranch is committed to Carmel and community.
Vice Chair LePage closed the public hearing.
The Planning Commission held brief discussion and restated reasons for Planning
Commission support.
Commissioner Locke motioned to approve UP 17-442 (Holman Ranch).
Commissioner Wendt seconded the motion which carried the following vote: 4-0-10.
AYES
NOES:
ABSENT:
ABSTAIN:
H.

COMMISSIONERS: WENDT, LEHMAN, LOCKE & LEPAGE
COMMISSIONERS: NONE
COMMISSIONERS: GOODHUE
COMMISSIONERS: NONE

PUBLIC HEARINGS
1. DS 17-294 (Stepanek)
Jeff Crockett, Architect
Guadalupe 4 NE of 3rd Ave.
Block: 22; Lot: 14
APN: 010-022-013

Consideration of a Final Design Study ( DS 17294) and associated Coastal Development Permit
for the demolition of an existing single-family
residence and construction of a new single-family
residence located in the Single-Family
Residential (R-1) Zoning District. (p.88)

Commissioner Wendt recused from DS 17-294 (Stepanek).
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Marnie Waffle, Senior Planner presented the staff report and noted staff recommends
approval.
Speaker #1: Jerry Stepanek, Property Owner described design revisions made to
accommodate the neighbors and noted the proposed patio is in the same location as the
current patio and will face a shed. Mr. Stepanek also noted the proposed fence and
addition of a second gate will mitigate privacy and noise concerns.
Vice Chair LePage opened the public hearing.
Speaker #2: Mo Massoudi, neighbor to the south voiced potential noise concerns with the
proposed patio and expressed privacy concerns due to the proximity of the patio to the
Massoudi’s bedroom. Mr. Massoudi answered questions from the Commission. Mr.
Massoudi noted he is more concerned with noise impacts and stated he is not agreeable to
the installation of sound-proof windows.
Speaker #3: Jeff Crockett, Project Architect informed the Planning Commission the
alternative designs provided to the Stepaneks by the Massoudis are not functional for the
project and noted the Stepanek’s have complied with all the requests made by the
Planning Commission.
Vice Chair LePage closed the public hearing.
The Commission held discussion. Commissioner Lehman reiterated the Stepenek’s
willingness to replace the Massoudi’s windows and noted the concessions made by the
Stepanek’s to accommodate the neighbors. Commissioner Locke recognized the
complexities of this situation and noted the proposed patio will be located in the existing
patio’s footprint and stated the sound proof windows and second gate will help mitigate
noise and privacy concerns. Commissioner LePage also acknowledged the noise concerns
however noted the City has Municipal Ordinances to regulate noise impacts.
Commissioner LePage asked Mr. Stepanek directly if he is willing to pay for the
installation of sound proof windows at the Massoudi residence. Mr. Stepanek confirmed
he is willing to pay for the installation of windows and noted the addition of a second
gate to further mitigate noise concerns.
Commissioner Lehman moved to approve DS 17-294 (Stepanek) with the special
conditions the Applicant shall pay for the installation of three sound-proof glass
bedroom windows along the north side of the neighbor’s residence and to install an
additional gate with connecting fence to the proposed fence in addition to special
conditions as presented by staff. Motion seconded by Commissioner Locke and
carried the following vote: 3-0-1-1.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LOCKE, LEHMAN & LEPAGE
COMMISSIONERS: NONE
COMMISSIONERS: GOODHUE
COMMISSIONERS: WENDT
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2. DS 16-483 (Purvis)
Aengus Jeffers, Agent
4 Oak Knoll Way
Block: 22; Lots: 2
APN: 010-022-013

Consideration of a Concept Design Study (DS
16-483) and associated Coastal Development
Permit for demolition of an existing residence
and construction of a new residence located in
the Single-Family Residential (R-1) Zoning
District. (p.105)

Matthew Sundt, Contract Planner presented staff report and noted staff recommends
approval.
Speaker #1: Laura Lawrence, Agent clarified design revisions, project grading
requirements and noted a reduction of site coverage.
Speaker #2: Carolynn Abst, Project Architect clarified the design and answered questions
from the Commission.
Speaker #3: Mr. Purvis, Property Owner commented his neighbors are not in town often.
Speaker #4: Jim Kimble, neighbor to the south indicated at present he did not have
concerns with the proposed project however suggested the Applicant provide adequate
drainage to mitigate any potential run-off problems.
Speaker #5: Susan Manchester, neighbor to the southwest expressed drainage concerns
and suggested natural plants and landscape to mitigate run-off.
Vice Chair LePage closed the public hearing.
Planning Director, Marc Wiener informed the Commission and audience the City
requires a drainage plan during the building permit plan check review phase of a project.
The Commission held discussion. Commissioners Locke and Wendt spoke in favor of the
project and did not note any obvious impacts to the neighbors and requested solar
shading. Commissioner Lehman voiced support for the contemporary design. Vice Chair
LePage commented the design will provide diversity and noted garage placement
limitations due to existing trees on site and expressed concern with the number of
skylights.
Matthew Sundt, Project Planner clarified the building height is under the 18 foot limit.
Vice Chair LePage reopened the public hearing.
Speaker #2: Ms. Abst, Architect noted the proposed skylights are located in limited use
rooms however will install solar shading.
Vice Chair LePage closed the public hearing.
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Commissioner Wendt moved to approve Concept Design DS 16-483 (Purvis) subject
to staff conditions and findings as presented with direction from the Planning
Commission. Motion seconded by Commissioner Lehman and carried the following
roll call vote: 4-0-1-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LOCKE, WENDT, LEHMAN & LEPAGE
COMMISSIONERS: NONE
COMMISSIONERS: GOODHUE
COMMISSIONERS: NONE

3. DS 17-443 (Nelson)
Erik Dyar, Architect
SW corner of Camino Real & 13th
Block: DD; Lot(s): 1 & 3
APN: 010-284-001

Consideration of a Concept Design Study (DS
17-443) and associated Coastal Development
Permit for a two-story addition to an existing
single story residence located in the SingleFamily Residential (R-1) Zoning District.
(p.132)

Marnie Waffle, Senior Planner presented the staff report and noted staff recommends
approval.
Speaker #1: Erik Dyar, Architect summarized design elements and expressed willingness
to hand-dig around a small encroachment if necessary.
Vice Chair LePage opened the public hearing.
Speaker #2: Pat Handler, neighbor to the south expressed concern with potential view
impacts to the kitchen and master bedroom.
Speaker #1: Erik Dyar, Architect noted the majority of the house is setback.
Vice Chair LePage closed the public hearing.
The Commission held brief discussion. Commissioner Lehman complemented the
architect on the design. Commissioner Locke voiced support for the design.
Commissioner Wendt noted she appreciates the design and that the house will not be
demolished. Vice Chair LePage suggested the architect introduce a horizontal element to
the second story and garage and provided the Applicant with the direction to meet with
the neighbor to address concerns. Commissioner LePage requested that the Planning
Commission visit the neighboring residence to determine impacts.
Commissioner Lehman motioned to accept Concept Design DS 17-443 (Nelson) as
presented with the direction from the Planning Commission and staff recommended
draft conditions. Motion seconded by Commissioner Wendt and carried the
following roll call vote: 4-0-1-0.
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AYES:
COMMISSIONERS: LOCKE, WENDT, LEHMAN & LEPAGE
NOES:
COMMISSIONERS: NONE
ABSENT: COMMISSIONERS: GOODHUE
ABSTAIN: COMMISSIONERS: NONE
4. DS 17-441 (Lasher)
Craig Holdren, Architect
Camino Real, 3 NE of 13th Ave.
Block: AA; Lot: 18
APN: 010-281-013

Consideration of a Concept Design Study (DS
17-441) and associated Coastal Development
Permit for the demolition of an existing
residence and construction of a new residence
located in the Single-family Residential (R-1)
Zoning District. (p.157)

Marc Wiener, Planning Director presented the staff report and noted no privacy or view
impacts however noted the mass and bulk from the front elevation appears too large and
recommended lowering the structure one foot or more.
Speaker #1: Craig Holdren, Architect summarized the contemporary cottage design and
explained how the house is designed around a significant tree. Mr. Holdren noted the
proposed garage is located within the side setbacks.
Vice Chair LePage opened the public hearing seeing no speakers Vice Chair LePage
closed the public hearing.
The Commission held brief discussion. The Commission spoke in favor of the design and
complemented the architect.
Commissioner Locke moved to approve Concept Design Study DS 17-441 (Lasher)
subject to the findings and draft conditions with the direction to eliminate draft
condition #1; the Applicant shall consider a reduction of height of the one story
element on the front elevation. Motion seconded by Commissioner Lehman and
carried the following roll call vote: 4-0-1-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LEHMAN, WENDT, LOCKE & LEPAGE
COMMISSIONERS: NONE
COMMISSIONERS: GOODHUE
COMMISSIONERS: NONE

5. DR 17-482 (Leidig/Draper)
Erik Dyar, Architect
Dolores 2 SW of 5th Ave.
Block: 55; Lot(s): 5 & 7
APN: 010-138-003

Preliminary concept review of a proposal
(DR 17-482) to demolish an existing
commercial building in order to construct a
new two-story mixed-use building with an
underground garage. The project site is
located in the Service Commercial (SC)
Zoning District (p.171)
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Marc Wiener, Planning Director presented the staff report. Mr. Wiener provided a brief
property history and summarized the proposed design.
Speaker #1: Erik Dyar, Project Architect provided further design details, answered
questions from the Commission and noted a 3D rendering will be prepared and presented
to the Commission.
Vice Chair LePage opened the public hearing,
Speaker #2: Will Bowlus, President of the Carmel Art Association informed the
Commission that the Art Association is working closely with Mr. Dyar and voiced
support for the project.
Speaker #3: Johnny and Janelle Apodaca, Business Owners voiced support for the
project.
Speaker #4: Michael Draper, Property Owner expressed his excitement about the multiuse project and Erik Dyar’s involvement.
Vice Chair LePage closed the public hearing.
The Commission held discussion and provided the following preliminary comments:

I.

•

Provide a colored 3D rendering of the project and streetscape rendering the will
show the relationship between the project and the surrounding neighborhood.
Consider a model for the project.

•

Consider varying the building height between the two, mixed use buildings (the
project site and the Del Dono Court project to the north); and

•

Provide details for the pedestrian corridors and consider using the passages as an
opportunity to display art.

DIRECTOR’S REPORT
1. Update on Planning Activities
Marc Wiener noted the City Council authorized the Planning Commission to update
the Residential and Commercial Design Guidelines. The Commission scheduled a
Planning Commission Special Meeting, January 31, 2018 at 4:00 p.m. to discuss
updates.

J.

BOARD MEMBER ANNOUCEMENT
N/A
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K.

ADJOURNMENT
There being no further business, Vice Chair LePage adjourned the meeting at 7:05 p.m.
The next meeting of the Planning Commission is scheduled:
Wednesday, February 14, 2018 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
February 14, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Catherine Tarone, Assistant Planner

Subject:

Consideration of a Final Design Study (DS 17-441) and associated Coastal
Development Permit for the demolition of an existing single-family
residence and the construction of a new single-family residence located
in the Single-Family Residential (R-1) Zoning District.

Application: DS 17-441
APN: 010-281-013
th
Location: Camino Real 3 NE of 13 Avenue
Block: AA
Lot: 18
Applicant: Holdren-Lietzke Architecture
Property Owner: Mark & Shari Lasher
EXECUTIVE SUMMARY
The applicant is requesting approval of a Final Design Study and associated Coastal
Development Permit for the demolition of an existing, one-story 909-square foot single family
residence and detached garage and the construction of a new, two-story 1,800-square foot
single family residence and detached garage in the R-1 Single Family Residential District.
RECOMMENDATION
Approve the Final Design Study (DS 17-441) and associated Coastal Development Permit subject
to the attached findings and conditions.
BACKGROUND AND PROJECT DESCRIPTION
The project site consists of a single-family dwelling with a detached garage on a 4,000-square
foot lot, located on Camino Real, 3 northeast of 13th Avenue. The existing dwelling and
detached garage total 909 square feet. The applicant is proposing to demolish the existing onestory residence and detached garage and construct a new 1,600-square foot two-story
residence with a 200-square foot detached garage. The proposed residence is clad with stucco
siding, unclad wood windows and doors, and a slate roof.
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DS 17-441 (Lasher)
February 14, 2018
Staff Report
Page 2 of 5

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE
Site Considerations
Floor Area
Site Coverage
Trees (Upper/Lower)
Ridge Height (1st/2nd)
Plate Height (1st/2nd)
Setbacks
Front
Composite Side Yard
Minimum Side Yard
Rear

Allowed
1,800 SF (45%)
396 SF/556 SF
3/1
18’/24’
12’/18’
Minimum Required
15’
10’ (25%)
3’
15’/3’**

Existing
909 SF
Unknown
1/6
Unknown
Unknown
Existing
Unknown
Unknown
Unknown
Unknown

Proposed
1,800 SF
556 SF
1/6
17’-3”/22’-2”
12’-6”/18’-6”
Proposed
41’
9’6”*
3’
3’

*Chimney encroaches into composite side-yard setback.
**The rear setback is three feet for those portions of structures less than 15 feet in height.
Previous Hearing: The following are recommendations made by the Planning Commission at
the January 10, 2018 Planning Commission meeting and a staff analysis of how the applicant
has revised the design to comply with the recommendations.
1. The applicant shall reduce the two-story plate height by 6 inches so that it conforms to the
City’s plate height standards.
Staff Analysis: The applicant has complied with this requirement and has reduced the project's
upper-floor plate height to comply with the maximum allowed plate height of 18 feet. The
height between the upper-floor final floor and the upper-floor plate is now 7'-6" and the upperfloor plate height is set at an elevation of 520'-1."
2. The applicant shall remove the fireplace from the 10-foot composite side-yard setback.
Staff Analysis: The applicant has complied with this requirement and has moved the proposed
stone and stucco fireplace outside of the 10-foot composite side-yard setback as shown on
sheet A1.1 of the plans.
Tree Limb Removal: The applicant is proposing to remove one limb of a 19" oak tree located
near the center of the property. The Forestry Department has reviewed the plans and, based
on the overall canopy, health and size of the tree, has determined that the limb can be
removed without harming the tree. A condition has been drafted requiring the applicant to
obtain a tree removal permit prior to Final Approval.
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DS 17-441 (Lasher)
February 14, 2018
Staff Report
Page 3 of 5

The Forestry Department also noted that the new foundation for the proposed residence will
be located within the six-foot protection zone of this oak tree. To mitigate impacts to the oak
tree, the Forestry Department is requiring that a condition be placed on the project that if any
significant roots are discovered, the architect/engineer must re-design the footing of the
residence's foundation to accommodate the significant roots. Staff has drafted a condition of
approval reflecting this requirement.
Finish Details: The finish details of the detached garage and residence include stucco siding, a
slate roof in "China Multicolor," exposed cedar rafter tails, wood windows and French doors set
in stained cedar trim panels and a glass railing at the second-story balcony on the south
elevation. On the front (west) elevation of the garage and residence, stained cedar trellises will
be mounted above the entrances and the garage door will be a cedar. The chimney on the
south elevation will consist of a stone veneer base and a stucco upper-portion.
Barbeque: The applicant is proposing to install a barbeque in the rear south side yard setback.
The Municipal Code requires that barbecues shall be located at least 3 feet from all rear and
side property lines. Staff has drafted a condition of approval that the applicant shall move the
barbeque outside of the side-yard setback to be at least 3 feet from the side and rear property
lines.
Lighting: The City’s Residential Design Guidelines, Section 11.8, states an objective to,
“Preserve the low nighttime lighting character of the residential neighborhoods. Use lights only
where needed for safety and at outdoor activity areas,…point lights downward to reduce glare
and avoid light pollution, and locate and shield fixtures to avoid glare and excess lighting as
seen from the neighboring properties and from the street."
The applicant is proposing 3 exterior lights that are attached to the wall of the residence and
garage. Wall-mounted light fixtures are proposed to be wall sconces with frosted glass and a
maximum brightness of 25 watts. Since the wall sconce lighting is not entirely shielded, the
proposed lighting does not comply with the Residential Design Guidelines. Staff has drafted a
condition of approval that the lantern lighting shall be entirely shielded as well as down-facing
and 25 watts (approx. 375 lumens) or less.
The applicant is also proposing to mount four total shielded, 325-lumen LED, light sconces, two
on each of the trellises attached to the front elevations of the residence and garage. This fixture
is shielded, down-facing and meets the 375-lumen requirement. While staff typically
discourages lighting to be mounted from arbors, since the lighting will be mounted no higher
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than 10 feet above the ground and since the arbors are attached to the building, staff can
support this proposal.
Eight landscape lights are proposed at the rear yard and front yard patios of the property and at
the property's entrance. Each landscape light is 200 lumens in brightness and is shielded and
down-facing which meets the City's code requirements. However, the Municipal Code requires
that landscape lighting be spaced at least 10 feet apart and the proposed lighting is closer than
10 feet. Staff has drafted a condition of approval that the landscape lighting must be spaced at
least 10 feet apart.
Fence: The applicant is proposing a new cedar fence along all property lines. The cedar fence
will be solid and will be 4 feet high in the front setback and 5 feet high (maximum of 6 feet) in
the rear and side setbacks. These materials and heights comply with the Municipal Code's
requirements. The applicant is also proposing two four-foot-high stone columns at the entry
gate which comply with the maximum stone column height of 6 feet.
Driveway: The applicant is proposing to install a 9-foot wide permeable paver driveway with
turf installed in the middle portion which decreases the property's site coverage. While formal
lawns are not allowed in the City of Carmel, the Planning Commission does typically approve
the use of turf on driveways as a means of reducing site coverage.
Decomposed Granit Front Pathway: The applicant is proposing a to install a 4-foot-wide
decomposed granite pathway in the city-owned right-of-way. The City's Right-of-Way Design
Guidelines allow, "a narrow crushed Decomposed Granite pathway from the street to the
property entrance." The applicant is proposing to install a 4-foot wide decomposed granite
pathway that flares to 7.5 feet where it meets Camino Real. In staff's opinion, the flared
portion does not comply with the Right-of-Way Design Guidelines which requires a narrow
pathway. Staff has drafted a condition of approval that the applicant shall narrow the
decomposed granite pathway in the right-of-way to 4 feet in width maximum.
Landscape Plan: The Forestry Department has reviewed and approved the proposed landscape
plan.
Public ROW: The City Right-of-Way (ROW) is free of any encroachments.
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Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units. The
project includes the construction of one single-family residence in a residential zone, and
therefore qualifies for a Class 3 exemption. The proposed residence does not present any
unusual circumstances that would result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Project Plans
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Front Elevation – Facing East

Existing Residence – Facing West
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Staking and Flagging from the January PC meeting. Final height is not depicted, but 2nd-story
plate height will be 6" lower than the pictured staking and flagging as per Commission
requirements.
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Staking and Flagging from the January PC meeting. Final height is not depicted, but 2nd-story
plate height will be 6" lower than the pictured staking and flagging as per Commission
requirements.
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45)
For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked
"yes" may or may not be discussed in the report depending on the issues.
Municipal Code Finding

YES

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.

✔

NO

2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.
3. The project avoids complexity using simple/modest building forms, a simple roof
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

✔

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

✔

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

✔

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

✔

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

✔

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

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

✔

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

✔

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

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.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.
1.

2.

Standard Conditions
Authorization: This approval of Design Study (DS 17-441) authorizes the applicant
to demolish the existing single story residence and construct: 1) a new 1,600square-foot residence; 2) a 200-square-foot detached garage; 3) unclad wood
windows and doors; 4) a slate roof and stucco siding; 5) A new barbecue in the side
yard; 6) a 4-foot high solid cedar fence punctuated by 4-foot-high stone columns in
the front yard and a 5-foot high cedar fence in the side and rear yards; 7) a new, 10foot wide, permeable paver driveway with turf in the center; 8) a new 4-foot wide
decomposed granite entry walkway in the right-of-way; 9) new exterior lighting
fixtures and landscape lighting; 10) new landscaping.
The project shall be constructed in conformance with all requirements of the local
R-1 zoning ordinances. All adopted building and fire codes shall be adhered to in
preparing the working drawings. If any codes or ordinances require design elements
to be changed, or if any other changes are requested at the time such plans are
submitted, such changes may require additional environmental review and
subsequent approval by the Planning Commission.

✔

✔

3.

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

4.

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

✔

5.

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

✔

6.

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

✔

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

✔

10.

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

N/A

11.

The Carmel stone façade on the chimney and front columns 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.

✔

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.

N/A

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,

✔

9.

✔
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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.

✔

19.

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

20.

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

✔

N/A
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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.
21.

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.

✔

22.

Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)

✔

23.

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

✔

Special Conditions
24.

The applicant shall submit a limb removal permit for the removal of the limb
from the oak tree in the south side yard.
If any significant roots are discovered, the architect/engineer must re-design the
footing of the residence's foundation to accommodate the significant roots.
The applicant shall move the barbeque outside of the side-yard setback to be at
least 3 feet from the side and rear property lines.
The style of the wall-mounted lighting shall be revised to be entirely shielded as
well as down-facing and 25 watts (approx. 375 lumens) or less.
The landscape lighting shall be spaced at least 10 feet apart.

✔

The applicant shall narrow the decomposed granite pathway in the right-of-way
to 4 feet in width maximum.
*Acknowledgement and acceptance of conditions of approval.

✔

25.
26.
27.
28.
29.

_________________________________
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
February 14, 2018
To:

Chair Michael LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of a Final Design Study (DS 16-483) and associated Coastal
Development Permit for demolition of an existing residence and construction
of a new residence, located in the Single-Family Residential (R-1) Zoning
District.

Application:
Block:
Location:
Applicant:

DS 16-483 (Purvis)
2 (Paradise Park)
4 Oak Knoll Way
Aengus Jeffers/Agent

APN:
Lot:

009-201-016
2

Property Owner: Bob and Consuelo Purvis

Executive Summary: The applicant is proposing to demolish an existing residence on a 5,490
square foot lot, and construct a new 2,306 square-foot, single-story residence, with a detached 200
square-foot garage set at an angle in the front-yard setback. The Planning Commission reviewed
this project on January 10, 2018, and accepted the design concept, but requested that the
applicant evaluate an alternative placement of the proposed detached garage.
This matter is presented as a Consent Item, but it is within the purview of the Planning Commission
to select to pull this item from Consent for continued discussion on the garage.
Recommendation: Approve the Final Design Study (DS 16-483) and associated Coastal
Development Permit subject to the attached Findings for Approval and Conditions of Approval.
Background and Project Description: The applicant has submitted plans to demolish the existing
residence and construct a new 2,306 square-foot, single-story contemporary-style residence that
includes a detached garage in the front-yard setback. The proposed project includes a 100 squarefoot basement, which is exempt from the floor area calculations (17.10.030.D); access to the
basement is via exterior step on the east side of the residence.
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PROJECT DATA FOR A 5,490 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area
Site Coverage
Trees

2,306 sf
507 sf / 726 sf 1
3 Upper /1 Lower
(recommended)

2,306 sf
726 sf
None

Ridge Height (1st/2nd flr) 18’/24’

2,113 sf
1,476 sf
9 Coast live oak
1 Pittisporum
1 Unidentified
NA

Plate Height (1st/2nd flr)

12’/ 18’

NA

16’ to 17’-6” at top of
clearstory roof elements
Parapet height at 13’

Setbacks

Minimum Required

Existing

Proposed

Front

15’

NA

Composite Side Yard

20’ (25%)

NA

15’ (residence)
1’- 3” to 4’ (garage at angle)
15’-3”

Minimum Side Yard
Rear

3’
15’ (3’ allowed if
bldg. height not over
15’

NA
NA

5’-3”
15’

Staff analysis
Previous Hearing: The Planning Commission requested that the applicant consider an alternative
placement of the garage for design reasons and to address potential view impact relative to the
neighbor to the east.
In response to the Commission’s concern, the applicant has submitted an alternative garage
configuration that places the garage in a traditional “foursquare” configuration perpendicular to
the street. Refer to Attachment C – Alternative Garage Design. This alternative placement
increases the garage setback from the east property boundary from 3’–6” to 5’-6”, decreases the
garage setback from the 14-inch oak tree from four feet to 3.5 feet, and increases distance to an 8inch oak tree from 6’-9” to 7’-6”. This configuration also “pinches” the pedestrian access to the
front entry by creating a very narrow (4-foot wide) courtyard between the garage and front
entrance.

1

726 sq.ft. total allowed site coverage if no more than 50% of site coverage is impervious.
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Staff conducted a site visit to verify the alternative garage design and to review the potential view
impacts associated with the residence to the east. Under existing conditions the view the adjacent
neighbor has is that of an existing fence and upper elevations of the existing Purvis residence, and
the dense oak tree canopy in the neighbor’s front yard. Neither garage configuration will impact
this neighbor’s view. Furthermore, the “foursquare” configuration would place the garage closer to
the 14-inch oak tree, and in staff’s opinion does not improve the overall design. For these reasons
staff supports the original proposal for angled garage.
Other Project Components:
Finish Details: Design Guideline 9.4 states, “Architectural details should appear to be authentic,
integral elements of the overall building design concept.” Design Guideline 9.5 encourages the use
of natural materials such as wood in conjunction with stucco. Design Guideline 9.8 states, “Roof
materials should be consistent with the architectural style of the building and with the context of
the neighborhood”.
The most prominent design features include the clean face associated with flat, integral colored
plaster, rectangular, clear and translucent glass windows in bronze cladding, dry-stacked Carmel
stone veneer, shed skylights, stained wood garage door with bronze inserts, bronze cladding front
door with stained wood inserts, and bronze standing-seam metal roofing on the skylights.
The architectural style of the neighborhood includes a mix of modern, cottage, ranch, and nondescript architectural styles. Exterior finishes on homes in the neighborhood includes a wide
variety of materials to include stucco, wood shingles, horizontal boards, stone, brick, and board and
batten. Roof material is predominantly composite shingle. In staff’s opinion, the proposed design
is appropriate for the neighborhood.
Exterior Lighting: Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached to
the main building or any accessory building shall be no higher than 10 feet above the ground and
shall not exceed 25 watts (incandescent equivalent; i.e., approximately 375 lumens) in power per
fixture. Landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts
(incandescent equivalent; i.e., approximately 225 lumens) per fixture. Additionally, the City’s
Residential Design Guidelines, Section 11.8, states an objective to “locate and shield fixtures to
avoid glare and excess lighting as seen from neighboring properties and from the street.”
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The applicant is proposing lighting fixtures as shown in the Project Plans – Page Site 2. Staff notes
that the Planning Commission encourages down-lit lights instead of the lantern-style to be more in
conformance with the Residential Design guidelines; proposed lighting is down-lit. In staff’s
opinion, the proposed residence meets the objectives of the municipal code and Residential Design
Guidelines 11.8.
Landscaping: The current plans include reference to a variety of plant species compatible with the
existing trees. However, a more detailed landscape plan identifying specific plants will be required
to be submitted as part of the building plans submittal, and will be reviewed by the Planning
Department and City Forester.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units. The project
includes the construction of one single-family residence in a residential zone, and therefore
qualifies for a Class 3 exemption. The proposed residence does not present any unusual
circumstances that would result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•

Attachment A – Findings for Approval
Attachment B – Conditions of Approval
Attachment C – Alternative Garage Design
Attachment D – Original Project Plans
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FINDINGS REQUIRED FOR 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

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.

✔

NO

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. As conditioned, 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
unless otherwise agreed upon by the City Forester.

✔

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

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

✔

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

✔

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

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1):
1. Local Coastal Program Consistency: The project conforms to 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.
1.

2.

Standard Conditions
Authorization: This approval of Design Study (DS 16-483) authorizes the applicant
to, 1) demolish an existing residence, 2) construct a new 2,306 square-foot,
single-story residence, with a detached 200 square-foot garage in the front-yard
setback set at an angle, 3) a 100 square foot basement with exterior staircase, 4)
flat roof with parapets, 5) three clearstory roof elements, 6) roof-mounted solar
panels, and 7) 10 skylights.
The project shall be constructed in conformance with all requirements of the local
R-1 zoning ordinances. All adopted building and fire codes shall be adhered to in
preparing the working drawings. If any codes or ordinances require design elements
to be changed, or if any other changes are requested at the time such plans are
submitted, such changes may require additional environmental review and
subsequent approval by the Planning Commission.

✔

✔

3.

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

4.

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

✔

5.

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

✔

6.

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

✔

✔
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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 7,000-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.
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 on the chimney and front columns 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.

N/A

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.

N/A

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

✔

9.

✔
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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.

✔

19.

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

20.

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.

✔

N/A
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21.

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.

✔

22.

Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)

✔

23.

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

✔

Special Conditions
24.

A bridged footing shall be used at northeast corner of the garage in the area of
the oak tree. Construction drawing submitted with the building permit
application shall provide structural details on the bridged footing.
25.
All skylights shall have solar shading apparatus (manual or otherwise) as
directed by the Planning Commission.
*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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Attachment C
THE LAW OFFICE OF AENGUS L. JEFFERS
A Professional Corporation
215 West Franklin Street, Fifth Floor
Monterey, California 93940
Phone: (831) 649-6100
Fax: (831) 325-0150
Email: aengus@aengusljeffers.com

January 30, 2018
VIA HAND DELIVERY
Planning Commission
City of Carmel-by-the-Sea
Community Planning and Building
P.O. Drawer G
Carmel-by-the-Sea, CA 93901
Re:

DS 16-483: Final Residential Design Study - Track 2 for Purvis - 4 Oak Knoll
Way, Carmel-by-the-Sea (APN 009-201-016)

Dear Honorable Members of the Planning Commission:
I am writing on behalf of our clients, Bob and Consuelo Purvis (“Applicant”) and their Track
2 Design Study Application (File Number DS 16-483) for property located at 4 Oak Knoll Way in
Carmel-by-the-Sea (the “Property”). The Applicant’s objective is to replace an existing,
nonconforming, home with a fresh but modest contemporary residence (the “Project”).
The purpose of this letter is to thank the Planning Commission for your support of the project
and your appreciation of the architectural work of Carolynn Abst of Case+Abst Architects
(“Architect”), and to respond to your request to review and consider an alternative placement for the
proposed garage (attached).
At the Planning Commission Hearing on January 10, 2018, the Commission accepted the
Applicant’s Concept Design with revised recommendations and draft conditions. The Commission
requested that an alternative placement for the garage be considered as part of the Final Design
Review. The request was made, in part, to address the setback of the garage to the shared property
line with the neighbor to the east and to consider that same neighbor’s view out of their front
window.
Garage Placement
Option “A”. As stated above, the Applicant’s objective for the Project is to replace the
existing nonconforming home with the street’s only contemporary design. Further, the Property will
be brought into compliance with the City’s modern zoning requirements in terms of setback,
volumetric, and coverage compliance.
The Project is not a traditional “foursquare” design. The modern design includes a detached
single-car garage positioned at an angle, as shown in Option “A”. The angled siting of the garage
adds visual interest of form, shadows, colors, and textures that appear diferent from adjacent
215 West Franklin Street, 5 th Floor
Monterey, California 93940
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__________________
orthogonal building elements,
even when the materials are the
same. The angled garage, as
viewed from the neighbor on
the east side, presents the
perception of a lesser volume
because our eyes see in
perspective, visually reducing
volumes more quickly than one
continuous long wall.

Option “A”

The front windows on the
neighbor’s house are an
enclosed front porch, not
interior living space. In order to
see the garage from inside the
home, one would need to be flat against the front window. The view from the front of the house
toward the proposed garage and the street is obscured by an existing fence and screening vegetation.

The angled placement of the garage is consistent with other projects within the City as shown
below:

2824 Santa Lucia

6023 San Carlos (3 NE Santa Lucia)
215 West Franklin Street, 5 th Floor
Monterey, California 93940
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Option “B”. This Option
shows the detached garage
placed in a more traditional
“foursquare” configuration
perpendicular to the street,
which is inconsistent with the
Applicant’s and Architect’s
modern design goals.

Option “B”

This Option sets the garage
5.5 feet from the shared
property line with the
neighbor to the east. This
Option decreases the setback
from the 14-inch oak from 4
feet to 3.5 feet and places the
front fence 4 feet from another oak tree. The orthogonal placement of the garage also “pinches” the
pedestrian access by creating a very narrow courtyard between the garage and front entrance that
makes everyday access with groceries, luggage or yard equipment awkward. Lastly, the garage limits
the available light into the third bedroom window.
Conclusion
Carmel Municipal Code section 17.10.010.K states that designs in the R-1 zoning district
should respect views enjoyed by neighboring parcels. This objective is intended to balance the
private rights to views from all parcels that will be affected by a proposed building or addition.
Further, no single parcel should enjoy a greater right than other parcels except the natural advantages
of each site’s topography. Buildings which substantially eliminate an existing significant view
enjoyed on another parcel should be avoided.
The angled garage placement of the proposed garage respects the views enjoyed by the
neighboring parcels. The angled siting of the garage adds visual interest of form, shadows, colors,
and textures and presents the perception of a lesser volume because our eyes see in perspective,
visually reducing volumes more quickly than one continuous long wall. Because the eastern
neighbor’s views to the north and west are obscured by fencing and screening vegetation, the angled
garage does not affect their views over existing conditions. Overall, the oak trees on the Applicant’s
property and in the right-of-way present a challenge to siting the garage. However, the Applicant’s
proposed garage placement represents the best alternative, consistent with the Applicant’s and
Architect’s modern design goals.

215 West Franklin Street, 5 th Floor
Monterey, California 93940

47

48

Purvis
DS 16-483
Option "A" - Proposed Design

49

A

Purvis
DS 16-483
Option "B" - Requested Study

A<h mj
50

51

52

53

54

55

56

57

58

59

60

61

CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
February 14, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Agnes Topp, Environmental Compliance Manager

Subject:

Consideration of a Pilot Project to replace existing trash receptacles in
and around Devendorf Park with new combined trash and recycling
receptacles.

Recommendation:
Provide direction to the Community Planning and Building Director and City Administrator on
the preferred style for combined trash and recycling receptacles for the Devendorf Park Pilot
Project.
Background and Purpose:
The City of Carmel-by-the-Sea has been granted $10,000 from the CalRecycle Beverage
Container Recycling City/County Payment Program to “provide opportunities for beverage
container recycling.” Currently there are no recycling receptacles in public areas in downtown,
with the exception of the Sunset Center, and two old and poorly indicated recycling stations in
Devendorf Park. The City intends to use this funding to purchase combined trash and recycling
receptacles, which will be placed in and around Devendorf Park as part of a pilot program. The
program will increase our waste diversion from public areas, which will help the City maintain
compliance with State recycling mandates.
The vast majority of public area trash receptacles in downtown are the “squirrel” receptacles
(aka squirrel cans), which have a 15-gallon capacity and a price of $800 each (for materials and
Public Works staff time for assembly), thus costing approximately $53 per gallon of capacity.
Sunset Center has “Pyramid” style trash receptacles, which have a capacity of 22 or 32 gallons
and a price ranging from $890 to $1,070 each, respectively, thus costing $33 to $38 per gallon
of capacity.
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Combined trash and recycling receptacles are the preferred option for successful recycling
because contamination is often associated with standalone recycling receptacles, which results
in all of the contents of the container having to be disposed as trash. Combined receptacles are
also preferred because they reduce the clutter associated with having separate trash and
recycling receptacles.
According to the City’s Policy and Standards for Public Way Design, the Planning Commission
reviews the design and siting of furniture in the public way to determine whether the proposed
design and location are appropriate, and is advisory to the Community Planning and Building
Director and City Administrator. Staff has provided three options for the Planning Commission
to consider. The options identified were considered most compatible with the downtown, and
are compared based on cost per gallon of trash and recycling capacity.
Staff Analysis
Staff has identified three options for combined trash and recycling container design that appear
to be appropriate for public areas in downtown Carmel-by-the-Sea. See Attachments A for
design details and B for photographs.
Option 1: Custom “Pyramid” Double-Stream Receptacle: This is staff’s preferred option based
on the architectural style and wood finish that would match existing receptacles at Sunset
Center. Because this design would be custom made for Carmel-by-the-Sea, no photograph is
available of the double-stream receptacle; however, design specifications and photographs of
the single-stream receptacle are provided for reference.
There are two capacity options available for the double-stream receptacle: 2 x 22 gallons or 2 x
35 gallons, which would provide significantly more capacity than the existing trash receptacles
in the downtown area. The smaller double-stream receptacle has dimensions of 39 inches wide
x 22 inches deep x 34 inches tall, and the larger receptacle is 44 inches wide x 26 inches deep x
34 inches tall. Country Casual Teak is the manufacturer of these receptacles and is also the
manufacturer of the City’s benches. The price of the double-stream receptacle is $1,475 for the
smaller unit and $2,565 for the larger one, thus costing $34 to $37 per gallon of capacity. As a
design option the City could brand these receptacles with the traditional squirrel insignia that is
used on trash receptacles throughout the downtown.
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Option 2: “Colonial” Double-Stream Receptacle: This double-stream receptacle is similar to
receptacles that were recently installed in Pacific Grove. This receptacle option has dimensions
of 54 inches wide x 28 inches deep x 39 inches tall and a capacity of 2 x 36 gallons. This is a
heavy duty steel receptacle with several color options, including black and bronze, as shown on
the photographs in Attachment B. The price of the double-stream receptacle is $1,813, thus
costing $25 per gallon of capacity. It is staff’s opinion that this is a less natural looking option
and thus may be less desirable, although it would be more long-lasting.
Option 3: “Squirrel” Receptacle with Blue Lid: The squirrel receptacles currently used in the
downtown do not lend themselves to a double-stream design; however, a second squirrel
receptacle with a blue lid and “please recycle / bottles and cans” language could be placed
adjacent to existing squirrel receptacles in City parks. Recycling and trash receptacles would
need to be collocated in order to minimize contamination of the recycling stream. While a
squirrel recycling receptacle would match those currently used in the downtown, its capacity
would be less than half of the other design options and is the most costly.
Devendorf Park Pilot Project
There are currently 12 squirrel receptacles located in and around Devendorf Park, as well as
two old recycling stations. Five of the 12 squirrel receptacles are located on the sidewalk to the
south and west of the park. The combined capacity of the 12 squirrel receptacles is 180 gallons.
The proposed Devendorf Park Pilot Project would install 5 combination trash and recycling
receptacles, and would remove all but two squirrel receptacles. Three of the combined
receptacles would be installed in the park, and two on the sidewalk to the south and west of
the park. Assuming the larger capacity “Pyramid” style receptacles are used, their combined
capacity would be nearly double at 350 gallons.
The Devendorf Park Pilot Project will assess the maintenance needs of the combination
receptacles, contamination levels in the recycling side of the receptacles, and public use as
compared to the two remaining squirrel receptacles. Upon a successful pilot project, staff
would return to the Planning Commission to seek approval to extend the combination
receptacles to additional downtown locations.
Environmental Review:
The proposed project is categorically exempt from CEQA
requirements, pursuant to Section 15311 (Class 11) – Accessory Structures.
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•
•

Attachment A –Design Specifications for Options 1 and 2
Attachment B – Double-Stream Receptacle Options Photographs
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Attachment A - Specifications
Option 1 – Custom “Pyramid” Combination Receptacle, 2 x 35 gallon capacity.
Classic Receptacle with Cans/Bottles Recycling Lid
Solid teak Pyramid cans and bottles recycling receptacle provides an
elegant solution to the practical issue of recycling collection.
Features pyramid finials on corner posts and distinctive pedimented
top rails.
Lid is fabricated with tongue-and-groove construction and features a 5
in. dia. hole to accept cans and/or bottles.
Receptacle includes a custom-engraved plastic plaque. Maximum of
24 characters per line and 3 lines of text. Allow an additional 2 weeks
for delivery.
Includes two 35-gallon durable containers.

Our Outdoor Receptacles are Built to Last
Constructed of the highest quality teak wood from countries with an
official commitment to manage their timber resources sustainably.
Traditional mortise and tenon joinery held together with wooden
dowels are combined with stainless steel hardware to ensure quality
construction that will withstand a lifetime of use.
The high oil content of teak makes it virtually immune to rot, allowing
for superior performance in marine environments.
Easy assembly.
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Option 2 – “Colonial” Combination Receptacle, 2 x 36 gallon capacity.
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Attachment B – Photographs
Option 1 – Custom “Pyramid” Combination Receptacle (no photograph of the combination unit available, single-unit photographs provided for
reference)
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Option 2 – “Colonial” Combination Receptacle
(black and bronze color options)

69

Option 3 – Blue-lid “Squirrel” Can
(blue color may be adjusted)
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
February 14, 2018
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Subject:

Annual update on the North Dunes restoration project and consideration
of an amendment to the Coastal Development Permit (CDP 16-315)
allowing for the removal of additional trees in the North Dunes. The
Planning Commission will be making recommendations to the City Council.

Application: CDP 16-315
APNs:
Location:
North Dunes area of Carmel Beach
Applicant:
City of Carmel-by-the-Sea

010-321-007

RECCOMENDATION:
Make recommendations to the City Council on an amendment to the Coastal Development
Permit for restoration work in the North Dunes.
BACKGROUND:
On September 14, 2016, the Planning Commission approved a 5-year Coastal Development
Permit (CDP) authorizing habitat restoration activities in the North Dunes. The objectives of the
North Dunes habitat restoration are to eliminate all non-native plant species, restore the native
dune scrub, expand the population of Tidestrom's lupine, and the quantity and quality of
available habitat for Black Legless lizards, establish a trail system to provide safe visitor access
without compromising the health of the dune habitat and provide interpretation of the North
Dunes habitat to enhance the visitors experience and knowledge of the Carmel dunes. The CDP
was approved with a condition that allowed for the removal of up to 5 lives trees, and that the
project biologist, Joey Canepa, evaluate whether additional trees should be removed to support
the restoration efforts. Staff notes that 1 live Cypress tree has been removed since the CDP was
approved.
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In November 2017, the City Council received an annual update on the North Dunes habitat
restoration (Attachment D). Based on input from Ms. Canepa, the City Council requested that
the CDP be brought back before Council for an amendment to the CDP to allow for the removal
of additional live trees. The Council requested that the Forest and Beach Commission and
Planning Commission first review and provide input on the proposed CDP amendment.
STAFF ANALYSIS:
Biologist Recommendations: Ms. Canepa has conducted a tree survey of the North Dunes
(Attachment B) and determined that there are a total of 101 trees with greater than 2” diameter
including: 50 Monterey cypress, 16 Monterey pines, 34 Coast live oaks, and 1 Eucalyptus. Of
those trees, 62 have a greater than 8” diameter including: 37 Monterey cypress, 8 Monterey pine,
16 Coastal live oak, and 1 Eucalyptus.
Ms. Canepa recommends the removal of up to 20 live trees including: 18 Monterey Cypress and
2 Monterey pines. The recommendation for 20 trees includes the 5 that were approved for
removal with the original CDP. Up to 13 Monterey cypress would be removed from the central
area of the North Dunes, primarily because these trees impede the growth of native dunes plants
such as Tidestrom lupine, which is listed as an endangered species by the State of California and
the U.S. Government. A maximum of 5 Cypress are proposed for removal in the area adjacent to
the Del Mar Parking Lot (aka Cypress Grove); some need to be thinned out, while others are too
close to the utility poles. Ms. Canepa recommends strategic planting of 3 to 5 new replacement
Cypress trees in the area adjacent to the Del Marl Parking Lot. Ms. Canepa is also proposing to
remove 2 Monterey pine trees near the northwest corner of the North Dunes, primarily because
they impact the adjacent Tidestrom lupine. The Conditions of approval have been revised
(Attachment A) to authorize the removal of up to 18 Cypress and 2 Monterey pine trees at the
specified locations.
In addition to removing up to 20 trees, Ms. Canepa recommends that Condition #5 be amended.
The condition currently prescribes that acacia be trimmed to a height of 2 to 3 feet. It is
recommended that this condition be revised so that the height be trimmed to 6-8 feet. According
to Ms. Canepa, trimming to a range of 2 to 3 feet would destroy the base of the acacia, which is
necessary to maintain the base of the acacia for dune stability. Condition #5 has been revised
accordingly (Attachment A).
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Staff notes that the Friends of the Carmel Forest have reviewed Ms. Canepa’s report and
submitted recommendations (Attachment D). The Friends of Carmel Forest are generally
supportive of Ms. Canepa’s recommendations, but recommend that less trees be removed.
Policy Considerations: When the City Council reviewed this North Dunes restoration in
November 2017, it reviewed General Plan - Coastal Resource Element Policy P5-25, which states:
“Continue the use of Monterey Cypress as the predominant tree species on the beach
bluff and North Dunes. The exact number of trees may vary over time, but whenever
a tree dies or is lost during a storm, replacement trees should be planted in
approximately the same location. Maintain a low-to-medium density of trees (40 to
60 trees) in the North Dunes.”
The Council determined that the primary objective of this policy was that Monterey
Cypress be the predominant tree species and that a tree density of 40 to 60 trees be
maintained. In staff’s opinion, the proposed CDP amendment would comply with these
General Plan objectives.
Environmental Review: On June 2, 2009, the Carmel-by-the-Sea City Council adopted an Initial
Study/Mitigated Negative Declaration (IS/MND) for the approval of the Del Mar Master Plan and
associated North Dunes Restoration Plan. The scope of work included in CDP 16-315 is intended
to implement the North Dunes Restoration Plan and will not result in new significant
environmental impacts or a substantial increase in the severity of impacts previously analyzed in
the 2009 IS/MND, therefore, the 2009 IS/MND provides adequate environmental analysis of this
project.
ATTACHMENTS:
• Attachment A – Amended Conditions of Approval
• Attachment B – Canepa Report
• Attachment C – Friends of the Forest Letter
• Attachment D – City Council Report (11/7/17)
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Attachment A – Conditions of Approval
With Proposed Amendments 2/14/18
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
Application: CDP 16-315
Location:
North Dunes of Carmel Beach
Applicant:
City of Carmel-by-the-Sea

APN: 010-321-007, City property

AUTHORIZATION:
1.

This permit authorizes the implementation of the North Dunes and Del mar Dunes Habitat
Restoration Plan, dated April 1, 2009, an appendix of the Del Mar / North Dunes Master
Plan which is an appendix to the City’s certified Local Coastal Plan, and the North Dunes
Restoration Summary, dated July 28, 2016.

2.

The initial term of this permit is for 5 years (through September 2021). Following the fifth
year the item shall return to the Planning Commission for discussion on any issue or
suggested improvements. The Planning Commission may amend the conditions of
approval, or may decide to extend the permit. Should there not be any issues, the permit
may be extended for another 5-year period or for some other term acceptable to the
Planning Commission.

3.

Activities authorized by this CDP include directed access and fencing, non-native plant
removal and control, sand stabilization, plant propagation and installation, species
management of protected species (Tidestrom’s lupine and black legless lizard), tree and
stump removal as further specified in Condition #4, signage, monitoring and reporting,
and follow-up maintenance.

4.

Tree removal components are limited to the following: removal of dead and hazardous
trees, and removal of up to 20 live trees including: 18 Cypress trees and 2 Monterey pines
at locations identified by the City’s project biologist. or transplanting a limited number
(up to 5 over the initial 5-year term of the CDP) The live trees approved for removal that
substantially interfere with restoration activities, with a goal being to and total tree
removal shall conform to City Coastal Resources Element Policy P5-25 in terms of
maintaining the prescribed tree density. The heritage eucalyptus tree at the southeast
corner of the site shall not be removed, nor shall the healthy trees along the Ocean
Avenue frontage of the project site. Stump removal for the initial 5-year term of the CDP
includes the removal of a limited number of stumps where necessary for restoration
goals.
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5.

Acacia removal includes removal and treatment of acacia shrubs except where such
vegetation removal would destabilize the foredunes. In the foredune area, the height of
the acacia shrubs will be reduced to 6 to 8 feet in height in order to maintain dune
stability. substantially (to approximately 2 to 3 feet in height).
SPECIAL CONDITIONS:
6.

For each year of the permit, the City shall maintain a list of specific activities carried out
under the permit and by June 30th of each year provide a year-end summary of such
activities to the Public Works Director and Community Planning and Building Director for
distribution to, presentation before, and comment by the Forest and Beach Commission
and the Planning Commission.

7.

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

8.

Prior to individual tree removal or stump removal activities, the project biologist shall
evaluate the potential impact to dunes to ensure that potential impacts to the dunes are
either minimal or can be mitigated.

9.

In the event of unanticipated issues associated with the project, this permit may be
scheduled for reconsideration by the Planning Commission to amend the permit or
conditions as necessary.

10.

The City shall work with the volleyball community to relocate the volleyball courts in a
westerly direction in order to protect the adjacent Tidestrom’s lupine.

11.

During the course of the 5-year period CDP, the City’s biologist shall study and make a
recommendation as to whether the Cypress trees along the eastern edge of the current
volleyball courts should be removed in order to protect the Tidestrom’s lupine. The
proposed tree removal would require a subsequent CDP.
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Attachment B - Canepa Report

Carmel North Dunes Restoration Update - Dec 2017 - Jan 2018
Pebble Ridge Vineyard Volunteer Crew (5) supervised by Joey Canepa/staff
Iceplant pulling/stacking/removal (7 days – Dec 2017)
40 CY (10 truck loads) via ATV/tarp “canoe” (Mike Tope assisted)
Raked/Removed non-native debris (58)40# bags=2320 pounds
(acacia leaves, eucalyptus, desiccated iceplant, conicosia)
Acacia Cutting, Haul-Out, Chipping- NW boundary/boardwalk, ocean bluff
(John Ley Tree Services- 6 days, Joey Canepa/staff)
Updated Tree Survey (GPS data, DBH, tree numbers) - Dec 2018
101 Trees >2 in. DBH (30 trees <8 in. DBH, 51 trees ≥ 8 in. DBH)
(50 Monterey Cypress, 16 Monterey Pine, 34 Coast Live Oak, 1 Eucalyptus)

Tree Summary /Removal Recommendations will be presented to
F & Beach Comm. (Jan), Planning Comm. (Feb), City Council (Mar)

3
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Restoration Plans for Acacia Removal Areas
Acacia removal zones include more square footage than anticipated due to
uneven topography (slopes/swales/drainages), compared to level areas on the
restoration maps. This additional footage might increase clean up and restoration
costs. The removal areas look rather devastated and contain scattered acacia
stumps that have been treated to prevent re-sprouting. Cabling/signage needs to
be installed as soon as possible to prevent trespass and possible harm to
pedestrians.
Acacia removal zones will be raked free of debris. Natural recruitment of native
species is expected, but will be augmented with plantings to stimulate habitat
recovery. Plantings will include coastal strand species (low-growing herbaceous
annuals and perennials) and dune scrub (shrub) species at appropriate densities
according to location and soil quality. Coastal dune shrubs, such as coffeeberry,
tree lupine, dune buckwheat, mock heather and coyote bush will be planted
against the remaining acacia shrubs on the leeward side of the dune bluffs for
aesthetics and habitat enhancement. Some areas near the boardwalk and NW
boundary fences will be planted with forest understory shrubs, including
Ceanothus (CA lilac), Ribes (flowering currant), and Mimulus (monkeyflower),
allowing open sandy areas to remain for potential colonization of the endangered
Tidestrom’s lupine. There will be ongoing control of any acacia re-sprouts and
invasive grass germination, especially Ehrharta erecta, erect veldt grass and
Bromus diandrus, ripgut brome.
It is known that an acacia shrub can produce over 11,000 seeds per year that
tolerate high salinity. It is likely that seed from the North Dunes acacia are
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dispersing along the Carmel coastline via birds and ocean waves, and
inadvertently colonizing pristine coastal habitat. We will experiment with the
gradual replacement of the slope acacia with native Salix lasiolepsis (Arroyo
Willow) via stem cuttings from nearby sources such as Mission Trail Nature
Preserve. These stem cuttings can thrive along the beach slopes if there is
sufficient fresh water, providing valuable habitat for bird and insects. Willow
stands should be naturally delimited by wind shear and the higher, drier areas of
the dune.

Proposed Adjustment to Conditions of Approval #5
Large stands of non-native acacia were removed to the ocean bluffs, where the
remaining acacia on the beach slope were retained for erosion control. The cut
acacia stems varied from 2 inches to 8 inches in diameter. The larger shrubs had
broad canopies and many limbs. Therefore, trimming the remaining acacia along
the bluff to a height of 2-3 feet as specified in Attachment F. Conditions of
Approval (CDP 16-315) proved more complex than anticipated. For aesthetics,
the bluff acacia was removed down to the next lower terrace (ocean side),
managing for a height of approximately 6-8 feet to preserve greenery at the top.
This height was preferable to leaving a 2-3 foot hedge of dead stems at the top of
the bluff that would be ugly as well as hazardous.
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Carmel North Dunes Tree Survey and Biological Recommendations
In December 2017, a tree survey was completed at the Carmel North Dunes by Joey Canepa, Sally
Schultz and Cameron Chabre. The objectives were to number and map every tree/ sapling at the North
Dunes using GPS coordinates, to assess tree health and measure DBH (tree diameter at 4.5 ft). Prior
surveys were done in 2011 and 2012 that did not record all trees within the 8 acre project area, but
provided valuable baseline information (L. Kovach, Polaris Consulting, M. Branson, city forester). At this
time, site conditions have changed, and trees have germinated, aged, died, and hazardous trees have
been removed. It is important to evaluate which trees should be removed to meet the requirements of
the North Dunes Restoration and Management Plan; to recreate a self-sustaining native dune habitat
with thriving populations of the special status species, while providing safe visitor access and enjoyment
of the dunes.
The December Tree Survey found four tree species on site: Cupressus macrocarpa (Monterey cypress),
Pinus radiata (Monterey pine), Quercus agrifolia (Coast live oak) and Eucalyptus globulus (Blue gum).
The tree survey did not include numbers or percent cover of the invasive, non-native Acacia longifolia
(Sydney golden wattle) which was scheduled for removal in the restoration plan. The acacia removal is
nearly complete in all areas but the viewing platform. Acacia removal extends to the ocean bluff, where
acacia shrubs remain to reduce bluff erosion. Many of the previously occupied acacia areas have been
raked free of acacia debris by volunteer crews.
TABLE 1 includes current tree numbers at the North Dunes site. There are 101 trees greater than 2
inches in diameter at breast height; including 50 Monterey cypress, 16 Monterey pine, 34 Coast live
oaks and 1 Eucalyptus. The large, non-native Eucalyptus tree at the corner of San Antonio and Ocean
Avenues shall remain, designated as a heritage tree by the City. If the more mature trees are
considered, the total tree number is much reduced. There are a total of 62 trees that measure at least 8
inches in diameter; including 37 Monterey cypress, 8 Monterey pine, 16 Coast live oak and the 1
Eucalyptus. The General Plan for the City of Carmel recommends maintaining a density of 40-60 trees at
the North Dunes Site.
Looking forward to best management practices for the North Dunes site, it is apparent that removal of
at least 18 of the planted Monterey cypress should occur, specifically those trees that suppress native
dune plant growth and germination by creating excess shade and detritus in areas of high quality sand.
Some of the planted cypresses are damaged, diseased, or located too close to utility poles. Others are
spindly trees in densely planted clusters of Monterey cypress, which were never thinned and pruned for
optimal growth.
The Monterey pines and Coast live oaks onsite should be allowed to occupy approximately the same
density and location they currently occupy. Still recommended is the removal of 2 (of 4) juvenile
Monterey pines, previously designated for removal, that are adjacent to the highest density Lupinus
tidestromii cluster on the site. Tidestrom’s lupine is a special status species that is federally endangered.
Natural recruitment of pines within the Pine Grove may increase following recent acacia and iceplant
removal, and should be evaluated for appropriate location to achieve project goals once saplings reach 2
inches DBH.

Native Solutions
1/03/18 rev. 1/28/18
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Carmel North Dunes Tree Survey and Biological Recommendations
The attached map includes the specific trees recommended for removal. The removal of 18 Monterey
cypress and 2 Monterey pines will reduce the mature tree density (> 8 inches DBH) to 51 trees, within
the recommended density of 40-60 trees in the North Dunes. These tree removals (and adequate
fencing) in the pristine dune areas will allow native plant recruitment to succeed and thrive in the
project area.
The large areas of acacia removal should be cleared of acacia debris and planted as soon as possible
with native coastal strand and central dune scrub species, along with forest understory species in the
NW corner of the project. Areas with high quality, pristine white sands should remain open and
protected with no more than 15-25% percent cover of native coastal strand vegetation to encourage
recruitment from adjacent Lupinus tidestromii plants and the success of future Tidestom’s lupine
plantings.

Suggested Tree Replacement Policy
Map replacement of 3-5 cypress in the Cypress Corridor along Ocean Avenue, to fill in gaps created by
senescing or removed trees. Follow suggestions by Tom Moss, coastal biologist, in regards to planting
within the forest management zone along Ocean Avenue, and spacing for aesthetics and tree vigor.
No replacement of the three large cypress trees along San Antonio Avenue, regular maintenance to
prune hazardous limbs.
No replacement of dying or removed Monterey pines in the forested boardwalk area. Allow natural
decomposition to occur under existing pines. Depending on sand quality for special status species,
coastal strand and central dune scrub species, removal of two more previously approved juvenile pines
may need to occur. See map.
Routine maintenance of the larger coast live oaks onsite, limb up as needed to remove invasive grasses,
allow natural decomposition beneath oak canopy. Possible oak planting in 4th Avenue drainage north of
boardwalk if natural recruitment is not observed.

Joey Dorrell-Canepa
Project Biologist
Carmel North Dunes Restoration Project

Native Solutions
1/03/18 rev. 1/28/18
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TREE SURVEY - CARMEL NORTH DUNES (December 2017)

Table 1. Existing Trees and Recommended Removals
SPECIES
Cupressus macrocarpa
Monterey Cypress
Pinus radiata

Monterey Pine
Quercus agrifolia

Coast live oak
Eucalyptus globulus

Blue gum

TOTAL TREES

CUMA

≥ 8 inches DBH

< 8 inches DBH

≥ 8 inches DBH

< 8 inches DBH

≥ 8 inches DBH

13

37

-8

-10

5

27

50
8

-18
-1

8

-1

16

Total
QUAG

REMAINING TREES

< 8 inches DBH

Total
PIRA

REMOVALS

18

7

7

-2
no removals

16

32

14
18

16

34

Total
EUGL

34
no removal

1

1

1

Total

39

TOTAL (All Species)
Grand Total

62

-9

-11

101

30
-20

51
81

TOTAL removals = 20 trees
DBH = Tree diameter at breast height (4.5 feet)

20% of existing trees

Circumference of tree = π d
π = 3.1416, d=tree diameter
81
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Attachment C - Friends of Forest Letter

North Dunes Tree Removals and Replacements
February 7, 2018
• The LCP calls for trees to be replaced 1-for-1.
• While General Plan Policy P5-25 states that the density be maintained at 40-60 trees, it also states
that the exact number of trees may vary from time to time. Nowhere does it recommend removing
healthy trees.
• In the past, more than 1-for-1 trees were planted in the North Dunes to ensure survival. Due to this
unusual circumstance, we are making the following recommendations:
PINE GROVE
1. REMOVE – 2 Monterey Pines. There are four adolescent pines in a row. Shift one to the west select the pine that is not faring well and one small pine with pitch canker. Keep the currently
marked, small healthy pine.
2. KEEP – Retain any new volunteers in the Pine Grove.
CENTER DUNES
1. Note that Cypress trees in the center of North Dunes closest to San Antonio act as a buffer to high
velocity wind blowing sand onto the street and into people’s homes. An example is sand blowing
over Canyon Del Rey onto Highway 1.
2. REMOVE – 6 Cypress just east of Volleyball area.
3. REMOVE – 1 center Cypress in west cluster.
4. REMOVE – 2 interior suppressed center Cypress in east cluster nearest to the oak trees. Retain
healthy exterior trees.
5. Do not limb up, but remove dead wood.
ALONG OCEAN AVENUE
1. REMOVE – 3 Cypress removals in the bath area are reasonable.
2. KEEP – The low-lying Cypress just east of baths acts as a safety buffer to protect people from utility
cables. These cables are a hazard and need some form of protection if the Cypress is to be removed.
We recommend that this Cypress stay – it may be aesthetically interesting in maturity.
3. PLANT – 4 Cypress in Cypress grove meadow.
4. PLANT – 1 Cypress by trash bin on Ocean Avenue.
GENERAL
1. Fill in sand to the edge of the sidewalk to eliminate pedestrian hazard due to drop off.
2. Fill in sand inside all exposed Cypress roots along Ocean Avenue.
3. Consider extending cable fencing from the bench overlook on the corner of San Antonio all the
along the edge of the sidewalk to the first Cypress tree.
4. Review stumps as they may be a tripping hazard.
5. To increase habitat, manage access from Sea & Sand.
6. Designate a pathway from 4th to the restrooms.
7. We do not approve of any tree removals or future tree removals other than listed above. Start slow
on any tree removals. Consider trimming first.
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Attachment D - Council Update Report

CITY OF CARMEL-BY-THE-SEA
CITY COUNCIL
Staff Report
SR 2017November 7, 2017
Orders
TO:

Honorable Mayor and City Council Members

SUBMITTED BY:

Marc Wiener, AICP, Community Planning and Building Director

APPROVED BY:

Chip Rerig, City Administrator

SUBJECT:

Receive an annual progress report on the North Dunes restoration project (CDP 16315) and provide policy direction.

RECOMMENDATION
1.
2.

Receive annual progress report on the North Dunes restoration project (CDP 16-315) and authorize
staff to continue with implementation of the Plan as outlined in this Council Report.
Provide policy direction to staff on future amendments to the CDP or General Plan.

BACKGROUND / SUMMARY
PURPOSE:
On September 14, 2016, the Planning Commission approved a 5-year Coastal Development Permit (CDP)
authorizing restoration activities in the North Dunes. The scope of work contained within the CDP is based on
the 2009 City Council adopted North Dunes & Del Mar Dunes Habitat Restoration Plan, which sets forth
restoration goals, protocol, and monitoring measures for the degraded dune areas. Staff is providing the City
Council with an annual update on the progress of the North Dunes restoration and is seeking policy direction.
BACKGROUND:
In 1995, the North and Del Mar Dunes were designated as Environmentally Sensitive Habitat Area (ESHA)
following a report by Jones and Stokes, “Final Results of the Environmentally Sensitive Habitat Area Study
Conducted for the City of Carmel”. ESHAs are defined in the City’s Local Coastal Program/ Land Use Plan
(LCP/LUP) and in the California Coastal Act of 1976 as “any area in which plant or animal life or their habitats
are either rare or especially valuable because of their special nature or role in an ecosystem, and which could
be easily disturbed or degraded by human activities and developments.” In a more natural setting, ESHAs would
be self-sustaining and would not need active management. However the North Dunes area is an isolated remnant
of a larger environmentally-sensitive area, surrounded by urban development. Active management is essential,
if this habitat is to be protected and preserved.
The Jones and Stokes study identified Tidestrom’s lupine (Lupinus tidestromii) and the California black legless
lizard (Anniella pulchra) to be present in the central dune scrub in the North Dunes. Tidestrom’s lupine is listed
as an endangered species by the State of California and the U.S. Government. The lupine’s natural habitat is
coastal sand dunes, and the lupine is found in less than 20 locations in California. The California black legless
lizard is listed by the State of California as a species of special concern. It has been losing its habitat to human
activities such as agriculture, housing development, land development and recreation, and by the introduction of
exotic plants such as ice plant.
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The Coastal Resources Element of the City’s General Plan calls for the development and implementation of a
restoration plan for the North Dunes. In September 2009, the “North Dunes & Del Mar Dunes Habitat Restoration
Plan” was adopted by the City Council and was later certified by the California Coastal Commission as an
appendix to the City’s General Plan and incorporated into the Carmel Local Coastal Plan (LCP). The North
Dunes & Del Mar Dunes Habitat Restoration Plan describes in detail the biological resources of the last remaining
dune areas within the City limits, sets forth restoration goals, protocol, and monitoring measures for the degraded
dune areas. The mission of the habitat restoration and management program is to recreate a self-sustaining
native dune habitat with thriving populations of the special status species, while providing safe visitor access and
enjoyment of the dunes.
The North Dunes & Del Mar Dunes Habitat Restoration Plan was reviewed by the Forest and Beach Commission
and Planning Commission on several occasions prior to being adopted by the City Council in 2009. During the
review the process the issue of tree removal was considered and restoration policies were drafted in a manner
that is consistent with the City’s General Plan and Shoreline Management Plan. The North Dunes & Del Mar
Dunes Habitat Restoration Plan recommends maintaining and replacing Monterey Cypress trees adjacent to
Ocean Avenue, but that the Monterey Cypress near the center of the North Dunes and the Monterey Pines at
the north end of the North Dunes not be replaced if removed due to disease and death. The Planning
Commission and Forest and Beach Commission staff reports associated with the adoption of the Restoration
Plan indicate that the policy issues related to tree removal were raised at the public hearings.
Coastal Development Permit (CDP 16-315): On September 14, 2016, the Planning Commission approved CDP
16-315 for restoration activities in the North Dunes, consistent with the objectives outlined in the 2009 North
Dunes & Del Mar Dunes Habitat Restoration Plan. In the fall of 2014, the City retained Contract Biologist, Ms.
Joey Canepa, to prepare and implement the habitat restoration plan associated with the CDP. The objectives
of the North Dunes habitat restoration are to eliminate all non-native plant species, restore the native dune scrub,
expand the population of Tidestrom's lupine, and the quantity and quality of available habitat for Black Legless
lizards, establish a trail system to provide safe visitor access without compromising the health of the dune habitat
and provide interpretation of the North Dunes habitat to enhance the visitors experience and knowledge of the
Carmel dunes. The CDP’s scope of work includes the following:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Removal of ice-plant and Conocosia
Removal of acacia in the dune area
Removal of other invasive plants – annual weeds and possible Tidestrom’s lupine hybrids
Trimming of acacia back and lower along the beach bluff to minimize intrusion into the dunes and open
views to the ocean
Management of endangered and sensitive species
Removal of trees – dead, hazardous, and limited number of healthy trees (in key restoration areas)
Removal of stumps (limited number) and monitoring of impacts and benefits
Use of mechanized equipment (ATV, backhoe, stump grinder, etc.) to facilitate tree and invasive
removals, cable fence installation, and maintenance requirements under direction of the project biologist.
Seed collection and seedling propagation (Tidestrom’s lupine under Department of Fish and Wildlife
permit)
Seed sowing and seedling planting
Protection/fencing of Tidestrom’s lupine areas and other sensitive recovery areas
New Signage
Maintenance of structures ie. boardwalk, signage, fencing, tree pruning
Monitoring (annual reports to Forest and Beach Commission, Planning Commission, and City Council)
and gauging progress on performance standards
Adjustments/Adaptive Management

The CDP provides for the Project Biologist, Ms. Canepa, to manage the habitat restoration through a phased
approach over a period of 5 years. This approach allows the larger project to be divided into manageable sizes
and spreads cost over time. Ms. Canepa has utilized low or no-cost labor from various local organizations,
schools, and other private contractors to accomplish specific tasks under the direction of the Project Biologist.
The CDP requires that an annual progress report be provided to the Forest and Beach Commission, Planning
Commission and City Council. For expediency, the City Council is being provided with the progress report prior
to review by the Forest and Beach Commission and Planning Commission.
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ANNUAL PROGRESS REPORT:
The City’s Project Biologist, Ms. Canepa, has submitted an annual progress report (Attachment 1) that provides
an analysis of the program’s success and an overview of project achievements. Project success is primarily
based on measurements (transect data) of native vs. non-native vegetative ground cover in relation to success
criteria established by the CDP. In order to estimate current ground cover, Ms. Canepa used the line intercept
method, which samples and measures vegetation cover along a 100-foot long measuring tape (transect) in
various areas of the North Dunes. Below is a summary of project success criteria and an analysis of how project
is currently meeting these goals. This success criteria is established by the North Dunes & Del Mar Dunes
Habitat Restoration Plan and is included in the CDP.
1.

Success is met when invasive, non-native species are reduced to no more than 10% cover in the project
area over five years.
Results: In 2016, the ground cover of non-native vegetation was estimated to be 35%. In 2017, the
average percent ground cover of non-native vegetation (all transects) is 19%. The non-native ground
cover has been reduced by 16%. The project does not yet meet the standard of 10% non-native ground
cover, however, this standard is to be met after five years and the project is still only in the first year.

2.

Success is met when the number of native dune species is restored to 50% native cover within five years.
Results: In 2016, the ground cover of native vegetation was estimated to be 25%. In 2017, the average
percent ground cover of native vegetation (all transects) is 51%. This represents a 26% increase in native
vegetation ground cover and meets the 50% benchmark.

3.

The number of native dune species shall be restored to a minimum of 30 species within five years.
Results: There were 26 native species found onsite, which is very close to the desired goal of 30 native
species.

4.

Establish 1,000 Tidestrom’s Lupine in the North Dunes (10 locations with at least 100 plants each).
Results: A permit was obtained from the Department of Fish and Wildlife for first-year activities of seed
collection and propagation. Ms. Canepa estimates that at the start of the project there were approximately
500 Tidestrom’s Lupine in the North Dunes and that this number has been increased by 25% over the
past year. However, some of the newly vegetated areas will not survive and it is anticipated to be a 3-4
year process to reach 1,000 Tidestrom’s Lupine. The Tidestrom’s Lupine should be self-sustaining once
this population number of 1,000 plants is reached.

Conclusion: In addition to meeting these established success criteria, other project components that have been
completed include the installation of 1,650 linear feet of cable and stake/rope fencing, removal of 40 cubic yards
of ice plant, and removal of 5,950 pounds of weeds. In the annual progress report, Ms. Canepa concludes that
the first year of habitat restoration exceeded expectations likely due to an abundant rain year. The prolific and
consistent rainfall resulted in robust vegetative growth and great establishment for all plants onsite. Perhaps just
as importantly, there were many new seedlings germinating beneath established native plants, indicating
regeneration from seed dispersal-the hallmark of successful restoration, sustainable habitat.
Recommendations: Ms. Canepa has made certain recommendations for the program that would require a
subsequent CDP. With regard to tree management, she recommends to designate selective live tree removal
to enable restoration efforts, remove the Monterey Cypress trees (unspecified number) east of the volleyball
courts, and map locations for limited replacement trees in designated forest areas. She also recommends
designing main entrances to the North Dunes along Ocean and San Antonio Avenues, and the design and
installation of interpretive signage.
These recommendations need to be worked out with staff, as well as the Forest and Beach Commission and
Planning Commission. As described in the following section, the City Council may provide policy direction as to
whether a subsequent CDP or General Plan amendment should be pursued. It should be noted that processing
a subsequent CDP or General Plan amendment would not interfere with the current restoration efforts.86

POLICY CONSIDERATIONS:
The City’s General Plan contains several goals, objectives, and policies regarding management of the North
Dunes ESHA. The approved CDP is consistent with policy recommendations to restore the North Dunes by
improving the habitat of native plants, removing invasive horticulture species, and retaining a qualified biologist
to oversee and monitor these efforts. With regard to trees in the North Dunes, General Plan Policy P5-25 states
the following:
“Continue the use of Monterey Cypress as the predominant tree species on the beach
bluff and North Dunes. The exact number of trees may vary over time, but whenever a
tree dies or is lost during a storm, replacement trees should be planted in approximately
the same location. Maintain a low-to-medium density of trees (40 to 60 trees) in the North
Dunes.”
This Policy requires replacement of Monterey Cypress trees in the North Dunes and prescribes a specific tree
density of 40-60 trees. The City’s Shoreline Management Plan also contains sections that recognize Monterey
Cypress trees as being important to the shoreline and North Dunes. Based on a 2012 survey, there are
approximately 78 trees in the North Dunes that include: 37 Coast Live Oaks, 24 Monterey Cypress, 16 Monterey
Pine trees, and 1 Eucalyptus tree. Some of these trees interfere with the growth of native dune plants. For
example, there is a grove of approximately 11-12 Monterey Cypress trees located near the center of the North
Dunes that will likely impede the Tidestrom’s lupine. The CDP authorizes the removal of dead and hazardous
trees and allows the removal or transplant of a limited number (up to 5) of healthy trees in areas that substantially
interfere with restoration activities. There are also large areas of Acacia that are scheduled for removal.
However, in order to ensure compliance with Policy P5-25, the CDP work-plan was conditioned to limit the overall
removal of healthy trees, in particular, the Monterey Cypress. Of special note is that the Planning Commission
added a special condition requiring that during the course of the 5-year CDP, the City’s biologist shall study and
make a recommendation as to whether the central Monterey Cypress grove, along the eastern edge of the
volleyball courts, should be removed in order to protect the Tidestrom’s lupine. The proposed tree removal would
require a subsequent CDP. Ms. Canepa has not yet submitted a formal recommendation, but it is anticipated
that she will recommend that at least some of the Monterey Cypress trees in this area be removed.
Policy Questions:
Staff is seeking policy direction from the City Council as to whether CDP 16-315 should be revised and if the
City should amend General Plan Policy P5-25. The following is a list of questions for the Council’s consideration:
1.

Should the CDP be revised to allow for removal of additional Monterey Pine and Coast Live Oak trees?
The current CDP allows for the removal of up to 5 healthy trees in key restoration areas. The tree density
could be reduced to a range of 40-60 trees and still be consistent with Policy P5-25. The tree removal
revision should be based on recommendations by the City’s Contract Biologist and the Forest and Beach
Commission. Any revisions would be reviewed by the Forest and Beach Commission and Planning
Commission. The City Council could call up the amended CDP in order to be the final decision making
body.

2.

Should the CDP be revised to allow for removal of Monterey Cypress trees from center of the North
Dunes?
Monterey Cypress trees could potentially be removed in the key restoration areas. However, in order to
be compliant with Policy P5-25, new Monterey Cypress trees should be replanted at a 1:1 ratio in other
appropriate dune areas that are less impactful to native plant species. The tree removal revision should
be based on recommendations by the City’s Contract Biologist and the Forest and Beach Commission.
The City Council could call up the amended CDP in order to be the final decision making body.

3.

Should the City Council consider amending General Plan Policy P5-25 to allow for removal of Monterey
Cypress trees and/or revise the required tree density?
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Associated amendments would also be made to the North Dunes & Del Mar Dunes Habitat Restoration
Plan and the Shoreline Management Plan. Both the General Plan and the Habitat Restoration Plan are
included as part of the City’s Local Coastal Plan (LCP) and any amendments would require certification
by the California Coastal Commission. The process would require that the proposed amendments first
be reviewed by the Forest and Beach Commission and Planning Commission for input. Following this
review, the amendments would be reviewed by the City Council for adoption and finally the California
Coastal Commission for certification. There would also be an associated environmental review that could
potentially result in the need for a Mitigated Negative Declaration or Environmental Impact Report.
Staff is seeking input and guidance from the City Council on these policy questions. Restoration work authorized
under the current CDP could continue while staff concurrently works on a subsequent CDP or General Plan
amendment.
SEPARATE ATTACHMENTS:
Staff has provided the following documents to the City Council under separate cover:
-

Correspondence from Save our Native Dunes (SAND)
Privately commissioned habitat restoration plan (prepared by biologist, Tom Moss)
November 2, 2015 City Council Staff Report outlining the process of developing the North Dunes & Del
Mar Dunes Habitat Restoration Plan. Included is project chronology, pertinent staff reports and meeting
minutes.

ENVIRONMENTAL REVIEW:
On June 2, 2009, the Carmel-by-the-Sea City Council adopted an Initial Study/Mitigated Negative Declaration
(IS/MND) for the approval of the Del Mar Master Plan and associated North Dunes Restoration Plan. The scope
of work included in CDP 16-315 is intended to implement the North Dunes Restoration Plan and will not result
in new significant environmental impacts or a substantial increase in the severity of impacts previously analyzed
in the 2009 IS/MND, therefore, the 2009 IS/MND provides adequate environmental analysis of this project.

FISCAL IMPACT
FY 17-18: $60,000 budgeted in the City’s Capital Improvement Plan, which will cover work identified in the
CDP such as seedling propagation, invasive removal, tree removal and cable fencing.
PRIOR CITY COUNCIL ACTION
The City Council adopted the Del Mar Master Plan June 2, 2009.
The City Council received a report on the North Dunes on November 2, 2105
ATTACHMENTS
1. Annual Progress Report
2. CDP 16-315 Findings for Approval
3. CDP 16-315 Conditions of Approval
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
February 14, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Marnie R. Waffle, Senior Planner

Subject:

Consideration of a Final Design Study (DS 17-443) and associated Coastal
Development Permit for additions to an existing single family residence
located in the Single-Family Residential (R-1) Zoning District.

Application:
Location:
Block:
Applicant:

DS 17-443
APN: 010-284-001
SW Corner of Camino Real and 13th Avenue
DD
Lot(s): 1 & 3
Erik Dyar
Property Owner: Hunter & Betsy Nelson

EXECUTIVE SUMMARY
The applicant is requesting approval of a Final Design Study and associated Coastal
Development Permit for additions to an existing single family residence totaling 1,058 square
feet. The additions include, a new master bedroom; a new two-car garage with a guest
bedroom above; and, two small additions to the front of the residence. The project is located at
the southwest corner of Camino Real and 13th Avenue in the R-1 Single Family Residential
District.
RECOMMENDATION
Approve the Final Design Study (DS 17-443) and associated Coastal Development Permit subject
to the attached Findings for Approval (Attachment B) and Conditions of Approval (Attachment
C).
BACKGROUND AND PROJECT DESCRIPTION
The project site is currently developed with a 1,704-square foot, one-story residence and a 185square foot detached garage. The property is 8,000 square feet in size and contains 14 trees. A
Final Determination of Historic Ineligibility was completed for the residence on October 17,
2017.
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The applicant is proposing to construct a 409-square foot master bedroom addition; a 523square foot attached two-car garage with a 285-square foot guest bedroom and 73-square foot
roof deck above; and, two small additions at the front of the residence totaling 31 square feet.
The residence will remain primarily one-story with the two-story element over the new garage.
The proposed residence will be 2,947 square feet.
PROJECT DATA FOR A 8,000 SQUARE FOOT SITE
Site Considerations
Floor Area
Site Coverage
Trees (Upper/Lower)
Ridge Height (1st/2nd)
Plate Height (1st/2nd)
Setbacks
Front
Composite Side Yard
Minimum Side Yard
Minimum Street Side Yard
Rear

Allowed
2,960 SF (37%)
651 SF/971 SF
5/4
18’/24’
12’/18’
Minimum Required
15’
20’ (25%)
3’
5’
15’/3’*

Existing
1,889 SF
1,072 SF
0/9 (14 total)
13’6”/NA
10’/NA
Existing
17’2”
20’
14’
7’9”
27’

Proposed
2,947 SF
703 SF
None
15’8”/21’2-½”
9’5”/17’5-½”
Proposed
No change
20’
12’3”
5’
3’

*The rear setback is three feet for those portions of structures less than 15 feet in height.
Staff has scheduled this application for final details review. The analysis includes, feedback
provided at the previous hearing, additional neighbor concerns raised after the hearing, finish
details, and landscaping and exterior lighting.
STAFF ANALYSIS
Previous Hearing: The following is a list of recommendations made by the Planning Commission
and a staff analysis of how the applicant has responded to the recommendations.
1. Coordinate with the south neighbor to evaluate potential impacts of the master bedroom
addition as viewed from the south neighbor’s window.
Staff Analysis: The applicant met with the south neighbor to discuss the view concerns from the
neighbor’s kitchen window. The neighbor currently has direct views into the backyard of the
project site. The new master bedroom addition would obstruct this view. In staff’s opinion, this
is not a protected view. Additionally, the north side of the south neighbor’s house remains
shaded and damp due to lack of sunlight. The neighbor is concerned that the addition would
further exacerbate this issue. The applicant has indicated a willingness to trim the existing trees
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to allow more sunlight to filter through to the north side of the neighbor’s house. The Planning
Commission should consider whether to include the trimming of trees as a special condition.
2. Consider adding a horizontal band to visually separate the first and second story at the new
garage.
Staff Analysis: The plans have not been updated to reflect a horizontal band at the garage
addition separating the first and second story; however, the applicant has indicated a
willingness to incorporate such an element and the project has been conditioned accordingly
(refer to Attachment C, Special Condition No. 24).
Additional Neighbor Concerns: Following the concept hearing staff was contacted by the new
owner of the residence to the west of the project site. The owner has expressed privacy
concerns with regards to the second story deck above the garage addition and has requested
that the Commission visit the property prior to view the areas of concern.
Finish Details: The proposed additions would incorporate horizontal wood shiplap wainscot
siding and vertical board and batten wood siding to match existing finishes on the residence.
New roof elements would be finished with wood shingles to match existing conditions. All new
windows and doors are proposed to be paint grade wood with divided lights. Condition of
approval number 12 requires the windows to be unclad wood with fixed wood mullions. New
exposed rafter tails would be incorporated below the roof line to match existing conditions. The
sectional garage doors would have a wood finish with divided lights at the top. The existing
chimney would be refinished with new stone cladding. Condition of approval number 11
requires the stone to be installed in a broken course/random or similar masonry pattern. With
the application of conditions of approval, staff finds that the project is consistent with the
Residential Design Guidelines Final Details Review.
Landscape Plan/Exterior Lighting: The applicant has provided a landscape and lighting plan
(refer to Attachment D, Sheets 11 and 12) that identifies the location of new shrubs and vines
as well as the location of path lights, step lights, down lights and wall sconces. The proposed
light fixtures are shielded and down facing. Condition of approval number 9 restricts exterior
lighting to 25 watts per fixture and limits the mounting height to no more than 10 feet from the
ground. Landscape lighting is restricted to 15 watts and no more than 18 inches from the
ground.
New site coverage elements are also identified and include sand set stone pavers at the front
entry and all new landings and wet set stone paving for the backyard stairs. Two new 9-foot
wide driveways will be finished with sand set concrete pavers.
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Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to
existing structures provided that the addition will not result in an increase of more than 50
percent of the existing floor area or 2,500 square feet whichever is greater. The 1,058 square
foot addition is less than 50 percent of the existing 1,889-square foot residence.
ATTACHMENTS
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Project Plans
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Camino Real
Front Elevation (East)
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13th Avenue
Street Side Elevation (North)
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Existing Detached Garage and Driveway (13th Avenue)
Location of proposed attached two-car garage and 2nd story guest bedroom addition
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East Elevation
Additions on either side of front door totaling 31 square feet
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FINDINGS REQUIRED FOR 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. As conditioned, 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
unless otherwise agreed upon by the City Forester.
8. The proposed architectural style and detailing are simple and restrained in
✔
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.
10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.
11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.
12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1):
1. Local Coastal Program Consistency: The project conforms to 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 17-294) authorizes the
demolition of an existing residence and construction of a new 1,524 square foot
one-story residence and 276 square foot attached garage. The approved finish
details include, stucco wall cladding; a board & batten wainscot in select locations;
wood trim and wood beam diagonal braces; a sectional garage door with a wood
vertical board finish and divided lights; asphalt composition shingle roof; and, new
fencing.
2.
Codes and Ordinances. 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.
Permit Validity. 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.
Landscape Plan. 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.
Tree Removal. 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.
Significant Trees. 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

✔

✔

✔
✔

✔

✔
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7.

8.

9.

10.

11.

12.

13.

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.
Water Use. 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 4,007-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.
Modifications. 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.
Exterior Lighting. 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. All fixtures shall be shielded and down facing.
Skylights. 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.
Stone Facades (including chimneys). Stone facades 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.
Unclad Wood Frame Windows. 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.
Indemnification. 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

✔

✔

✔

✔

✔
✔

✔
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14.

15.
16.
17.

18.

19.

20.

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.
Driveway. 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.
Volume Study. This project is subject to a volume study.

✔

✔
Variance. Approval of this Design Study shall be valid only with approval of a N/A
Variance.
Hazardous Materials Waste Survey. 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.
Storm Water Drainage Plan. 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.
Archaeological Report. An archaeological reconnaissance report shall be prepared N/A
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.
Cultural Resources. 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.

101

DS 17-443 (Nelson)
February 14, 2018
Conditions of Approval
Page 4 of 4

21.

22.

23.

24.

Truck Haul Route. 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.
USA North 811. Prior to any excavation or digging, the applicant shall contact the
appropriate regional notification center (USA North 811) at least two working
days, but not more than 14 calendar days, prior to commencing that excavation or
digging. No digging or excavation is authorized to occur on site until the applicant
has obtained a Ticket Number and all utility members have positively responded
to the dig request. (Visit USANorth811.org for more information)
Conditions of Approval. 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
Horizontal Band. The applicant shall add a horizontal band to visually separate the
first and second story at the new garage.

✔

✔

✔

✔

*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
February 14, 2018
To:

Chair Michael LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of Concept Design Study (DS 18-009) and associated Coastal
Development Permit for the construction of a new, two-story, single-family
residence located in the Single-Family Residential (R-1) Zoning District, and in
the Very High Fire Hazard Severity Zone.

Application:
Block:
Location:
Applicant:

DS 18-009
APN:
010-026-001
16
Lot:
1
Southwest corner of Guadalupe Street and First Avenue
Claudio Ortiz Design Group
Property Owner: Greg and Robin Scattini

Executive Summary: The applicant is proposing to build a new, two-story, 1,800 square-foot,
single-family residence with attached garage.
Recommendation: Accept the Concept Design Study DS 18-009 (Scattini) and the associated
Coastal Development Permit subject to the attached Findings for Concept Acceptance and
Recommendations/Draft Conditions.
Background and Project Description: The property is 4,000 feet in size, is undeveloped and is a
standard 40’ x 100’ corner lot. The applicant has submitted plans to build an 1,800 square-foot,
two-story, single-family residence in the Carmel Cottage style of architecture; a 200 square-foot
attached garage is also proposed with access to First Avenue that will have an eight-foot wide tiretrack driveway with pavers set in sand. The residence includes 1,217 square feet on the main level
and 383 square feet on the upper level. The primary elevation/front door is facing First Avenue.
New grape stake fencing (4 ft. and 6 ft.) is proposed on most of the property line.
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The construction of the home will require removal of 51 cubic yards of soil (“cut”) to accommodate
the lower level (page 8 of the plan set shows the area of cut). The proposed cut will translate to
approximately 6 to 7 one-way truck trips (based on 8 cubic yards per load).
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

1,800 sf

NA

1,800 sf 1

Site Coverage
Trees

556 sf
3 Upper /1 Lower
(recommended)

NA
5 Monterey pine
7 Coast live Oak
8 Other species

556 sf
N/A

Ridge Height (1st/2nd)

18’/24’

NA

Max. 1st floor: 15’
Max. 2nd floor: 20’

Plate Height (1st/2nd)

12’/ 18’

NA

Max. 1st floor: 10’
Max. 2nd floor: 17’-6”

Setbacks

Minimum Required

Existing

Proposed

Front

10’

NA

16’ – 1” 2

Composite Side Yard

10’ (25%)

NA

Min: 10”

Minimum Side Yard

3’

NA

Min. North Side: 5’
Min. South Side: 3’ – 3”

Rear

15’

NA

Min: 10’ – 11” First Floor
Min: 16’ – 5” Second Floor

Staff has scheduled this application for conceptual review. The primary purpose of this meeting is
to review and consider the site planning, privacy and views, mass and scale related to the project.
However, the Commission may provide input on other aspects of the design.
Staff analysis
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested
image on the site” and for new construction to be at least six feet from significant trees.
1
2

This square footage is broken down above under Background and Project Description.
On a corner lot the narrowest frontage facing a street constitutes the front of the property (CMC 17.06.030.N.1)
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The City Forester has identified 20 trees on the property including seven Coast Live Oaks and five
Monterey pines, both classified as significant trees (total of 12 significant trees). One six-inch oak is
proposed to be removed. There are eight other species that are not classified as significant. These
include Pittosporum, Eugenia, Black acacia, and one 19-inch Italian stone pine located near the
southeast corner of the lot. All but one (the Italian stone pine) of the “insignificant” trees are
proposed to be removed. A condition has been drafted that will require the Italian stone pine not
be removed.
City code (CMC Section 17.34.070 - Landscaping Standards for Residential Districts) requires that
upper and lower canopy trees be planted as a component of development projects, if needed.
Because of the number of trees on the site the City Forester does not recommend that additional
trees be planted. The project plans show that all remaining trees will be six feet from the proposed
residence.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state, “designs should preserve
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces
in a neighborhood”, “maintain view opportunities, and “Position a building to screen active areas of
adjacent properties when feasible, locate windows and balconies such that they avoid overlooking
active indoor and outdoor uses area of adjacent properties, and preserve significant trees that will
help to screen views into adjacent properties.”
Staff does not identify any view impacts, and ‘privacy’ issues related to the residence to the south
are not determined significant because of the existing tree canopy on the south side of the
property that filters the view between the second floor of the proposed new residence and the
residence to the south.
To the north and east are First Avenue and Guadalupe Street, respectively, which are defacto
privacy buffers. To the west there is no privacy issue as there are no windows nearest the west
property boundary. Further enhancing privacy between properties to the west and south will be a
six-foot tall wood fence. In staff’s opinion, the proposed residence meets the objectives of
Residential Design Guidelines with regard to privacy and views and no special conditions area
warranted.
Building Mass & Scale: Residential Design Guidelines 7.0 Objectives include, “maintain the
massing and scale of building characteristic of Carmel, keep building scale in proportion to the area
of the site, and encourage diversity in housing design reflecting the eclectic mix of styles that is
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characteristic of Carmel.” Design Guideline 7.7 recommends “presenting a one-story height to the
street”
The neighborhood has a mix of one- and two-story residences. The proposed residence has both a
one-story and two-story component with the two-story component on the west half of the
residence that faces north to First Avenue. The proposed front entry is simple, with a stone veneer
and arched doorway. Review of the plans indicate that the residence meets the plate and ridge
height standards for both the one- and two-story elements. In staff’s opinion, the applicant has
submitted a reasonable design that meets the objectives of Residential Design Guidelines.
Building & Roof Form: Residential Design Guidelines 8.1 through 8.5 state that “building forms
should be simple. Basic rectangles, L or U-shapes are typical”, “A form with a horizontal emphasis is
preferred”, “Roof forms should be composed of just a few simple planes”, “Avoid complex roof
forms that call attention to the design or add unnecessary detail”, “In general, moderately pitched
roofs
(4:12
to
6:12)
are
preferred”.
The
Guidelines
emphasize
using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”
This project achieves appropriate scale and form by use of one- and two-story elements with varied
setbacks, altering exterior finishes, and placement of appurtenant features such as chimney and
bay windows. The gable roof system incorporates 6:12 pitch, with five rooflines as seen from the
west (First Avenue) and four rooflines as seen from the east (Guadalupe Street). In staff’s opinion,
the proposed residence meets the objectives of Residential Design Guidelines.
Site Coverage: Per Municipal Code Section 17.10.030.C, site coverage shall be limited to a
maximum of 22 percent of the base floor area allowed for the site. In addition, if at least 50
percent of all site coverage on the property is made of permeable or semi-permeable materials, an
additional amount of site coverage of up to four percent of the site area may be allowed 3. For this
4,000 square-foot lot the total amount of coverage allowed is 396 square feet with up to 556 square
feet allowed if 50% of the site coverage is pervious. The project plans indicate there to be 556
square feet of site coverage. The project is consistent with the Municipal Code.

3

CMC 17.10.030.C.1.a, states the four percent increase to be allocated to the driveway but for a number of years
Planning staff have been allowing the additional site coverage to be allocated elsewhere on the parcel.
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Skylights: Residential Design Guidelines 9.13 and 9.14 states, “When a skylight is to be used, it
should blend with the overall building design and its visual impacts should be minimized”, “the
skylight design is compatible with the architecture”, “the size of the skylight is appropriate to the
lighting task”, “interior spaces have no access to exterior windows or such windows have limited
access to light”, and “Skylights that will produce glare or light pollution visible to neighbors or the
public should be mitigated”.
The project includes three skylights, with one each at the garage, master bedroom closet on second
floor, and one at the entry foyer. None of these face a public right-of-way and they do not appear
to cause a visual impact vis-à-vis the immediate neighbors or the public. In staff’s opinion, the
proposed residence meets the objectives of Residential Design Guidelines.
Finish Details: Design Guideline 9.5 encourages using natural materials such as wood in
conjunction with stucco and Guideline 9.4 states, “Architectural details should appear to be
authentic, integral elements of the overall building design concept”; specifically, “details that
appear to be applied as superficial elements should be avoided.”
Finish details are not typically reviewed at the Concept stage; regardless, the Planning Commission
can provide input at this time. The prominent details include the wood shingle roofing, a copper
shed roof on the bay-window, round copper gutters and downspouts, Carmel stone entry, integral
colored stucco, unclad wood windows, and redwood corbels and rafter tails. In staff’s opinion, the
applicant’s proposed architectural details are authentic and integral elements of the design.
Public ROW: The City Right-of-Way (ROW) is free of any encroachments.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units. The project
includes the construction of one single-family residence in a residential zone, and therefore
qualifies for a Class 3 exemption. The proposed residence does not present any unusual
circumstances that would result in a potentially significant environmental impact.
ATTACHMENTS:
• Attachment A – Site Photographs
• Attachment B – Findings for Concept Acceptance
• Attachment C – Recommended/Draft Conditions
• Attachment D – Neighbor Correspondence
• Attachment E – Project Plans
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Attachment A – Site Photographs
View of vacant parcel (view looking west)
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View of existing residence to the south and residence to the west behind the paling fence – note there is
no fence on the south boundary line to the left of the screen.
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FINDINGS REQUIRED FOR DESIGN STUDY ACCEPTANCE (CMC 17.64.80 and LUP Policy P1-45)
For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked
"yes" may or may not be discussed in the report depending on the issues.
Municipal Code Finding

YES

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.

✔

NO

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
unless otherwise agreed upon by the City Forester.

✔

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

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

✔

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

✔

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

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1):
1. Local Coastal Program Consistency: The project conforms to the certified Local
Coastal Program of the City of Carmel-by-the Sea.

✔

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

✔
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Recommendations/Draft Conditions
No.
1.

The Italian stone pine tree shall remain
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Attachment D - Neighbor Correspondence
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
February 14, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Catherine Tarone, Assistant Planner

Subject:

Consideration of combined Concept and Final Design Study (DS 17-429) and
associated Coastal Development Permit for the remodel of an existing
residence and addition of 864 square feet. The project site is located in the
Single-Family Residential (R-1) Zoning District.

Application:
Block:
Location:
Applicant:

DS 17-429
APN:
010-331-001
120
Lot:
1
SE corner of 10th Avenue and Torres Street
Samuel Pitnick, Architect
Property Owner: John and Elise Nai

Executive Summary
The applicant is proposing to remodel an existing residence, which includes adding a total of 863.5
square feet to the existing 1,124 square-foot residence. The applicant is also proposing to replace
the residence's wood shingle roof with a composition shingle roof, construct a new 10-foot wide
driveway across the 10th Street right-of-way, construct a wood retaining wall in the rear yard, and
construct new wood steps to access an existing bedroom.
Recommendation
Approve the combined Concept and Final Design Study (DS 17-429) and associated Coastal
Development Permit for an addition to an existing residence, subject to the attached Findings and
Conditions.
Background and Project Description
The existing residence is a one-story house with a gable roof located on the east side of Torres
Street, south of the terminus of 10th Avenue. The property is 7,000 square feet in size and is
developed with a 1,124 square-foot, one-story residence. The applicant has submitted plans to add
91 square feet to the main floor, and build a new 412 square-foot upper floor addition to the rear
of the lot and a 360 square-foot garage located beneath the rear addition (per city code it does not
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qualify as a “basement”). The net total floor area of the property will be 1,987.5 square feet. The
applicant also proposes to replace the residence's wood shingle roof with an asphalt shingle roof
and install stucco siding on the addition to match the residence's existing stucco exterior. The
applicant is proposing to install five new skylights on the main level of the residence; including two
Vellux tube skylights on the north slope of the roof at the hall and stairway which will not emit
light, as well as two 2' by 3' skylights in bath #2 and a 2' by 2' skylight in bedroom #2. New doors
and windows will be wood while skylights are proposed to be aluminum-clad.
Parking is provided on a flagstone pad between the west elevation of the residence and Torres
Street. Since large areas of this lot are steeply sloped, Carmel Municipal Code section 17.06.020.D
requires that to calculate allowable building volume and floor area, the buildable area of a lot shall
be the lot area, minus continuous portions of the site, occupying at least 10 percent of the site
area, with a slope greater than 30 percent. All areas of the lot with a slope greater than 30% are
shown shaded on the topographic survey of the lot included on sheet 4 of the plans. Since areas
encumbered by an average slope greater than 30% must be deducted from the buildable area of
this lot, the effective lot size of this property is 4,536.7 square feet. A Final Determination of
Ineligibility for the City's Historic Inventory was issued on September 5, 2017.
PROJECT DATA FOR A 7,000 SQUARE-FOOT SITE WITH A BUILDABLE AREA OF 4,536.7 SQUARE FEET
Site Considerations

Allowed

Existing

Proposed

Floor Area
Site Coverage
Trees

1,992 sf
718 sf
3 Upper /1 Lower
(recommended)

1,124 sf (24%)
842 sf
3 upper /
13 lower

Ridge Height (1st/2nd flr) 18’/24’

15'-2"/(no 2nd floor)

1,987.5 sf (43.8%)
718 sf
2 upper/ 12 lower
(Removing 1 Non-Significant
Toyon Tree and one
Moderately-Significant
Monterey Pine).
15'-2"/ 20'-5"

Plate Height (1st/2nd flr)

12’/ 18’

13’/(no 2nd floor)

13’/17’-6"

Setbacks

Minimum Required

Existing

Proposed

Front
Composite Side Yard

15’
10’ (25%)

19’ Approx.
8'-6" (residence)

Minimum Side Yard

3’ (interior side)
5' (street-facing side

3'-6" (interior side)
5' (street facing side)

19’ Approx.
8'-6" (residence)
15’-6" (new addition)
3’ (interior side)
5' (street facing side at
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on a corner lot)

Rear

15’ (3’ allowed if
bldg. height not over
15’)

108’ (from existing
residence)

residence)
12'-6" (street-facing side at
addition)
85’-97' (at new addition)

Staff has scheduled this application for both conceptual and final review. If the Commission has
concerns that cannot be addressed at one meeting it may continue the hearing.
Staff analysis
Forest Character: Residential Design Guidelines 1.1 through 1.4 state “existing significant upper
canopy and understory trees should be preserved”, “Locate new construction to minimize impacts
on established trees”, “Protect root systems of all trees to be preserved”, and maintain “a forested
image on the site.” In addition, it is the policy of the City Forestry Department that new
construction should be at least six feet from significant trees.
Per the Preliminary Sight Assessment (PSA) prepared in August 2017, the subject property contains
16 trees, including 10 significant oak trees, and two significant Monterey Pine trees. The applicant
is proposing the removal of two trees: one non-significant toyon tree and one moderatelysignificant Monterey pine tree. Staff has drafted a condition of approval that the applicant shall
submit a tree removal permit for the removal of both trees.
Staff notes that a 40" Monterey pine tree rated significant by the City Forester will be located 3'-2"
from the proposed garage. However, when Planning Staff and the Forestry staff visited the site
after the staking and flagging had been erected, the staking appears to be 1 foot away from the
base of the tree and the tree itself curves toward the proposed addition, which is cantilevered on
the second floor, causing it to be just a few inches from the tree. The Forestry Department has
evaluated the staking and flagging and feels that the upper-story pole is too close to the Monterey
pine tree. The Forestry Department is requiring that the eastern elevation move an additional one
foot (12 inches) away from the pine. Staff has added a condition of approval reflecting this design
mitigation.
In addition, regarding this 40" Monterey pine tree, the architect, Mr. Pitnick, has consulted an
arborist who identified one significant tree root extending from this tree into the proposed area of
the new garage. The project's engineer has proposed a design for the garage's foundation that
bridges the tree root, which is included in Attachment D. According to Mr. Pitnick, the finished
grades of the new garage and structural engineer's details have been coordinated in ordered to
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properly remain above the root and not disturb it during excavation and construction. The garage's
foundation will consist of an 8-inch structural slab supported by footings positioned carefully
around the tree root to avoid cutting or damaging it. Between the two footings where the tree
root overlaps with the wall line of the garage, a concrete beam shall be installed above the tree
root to bridge the root and prevent the 8-inch structural slab from resting directly on the root. A 5inch slab is proposed for the remainder of the garage foundation. The Assistant City Forester has
reviewed the engineer's drawings to accommodate the significant root and has approved this
design for the garage foundation. Staff has added an additional condition of approval to reflect this
design mitigation.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state that proposed new
construction should “maintain privacy of indoor and outdoor spaces…” and “maintain view
opportunities.”
Staff has not identified any view or privacy impacts that would be created by the construction of
the proposed addition. This neighborhood is heavily forested which shields the proposed addition
from view from neighboring properties. The neighbor to the east is located a significant distance
from the addition, at the bottom of a slope that is covered with dense vegetation. No privacy
impacts are anticipated to the east neighbor. There is no residence on the lot to the south;
therefore, no privacy impacts are anticipated to the south.
The proposed addition would be visible to the neighbor to the north, who sits slightly above the
project site. The home has three large windows facing south that would have a direct line of site to
the proposed addition. However, since the addition is located at the rear of the residence, and is
buffered from the north neighbor by the, approximately 50-foot-wide, undeveloped 10th Avenue
terminus, staff does not anticipate a view impact to this neighbor.
Mass & Bulk: Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to relate
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the
public way or adjacent properties.” Further, these guidelines state that “a building should relate to
a human scale in its basic forms.”
Residences in this neighborhood maintain a primarily first-story appearance from the street and
are largely obscured by trees as this is a more heavily forested area. The proposed 412-square-foot
upper-story addition will result in an overall higher profile since a second-story building element
will be added. However, 80% of the mass of the residence is located on the lower-floor.
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Additionally, this proposal reduces the height of the two-story addition by stepping the lower-floor
garage down to grade, to avoid the unnecessary height and mass added by the unusable 4.5-foothigh under-floor area the existing residence sits above. Stepping the lower story down allows the
height of the second-story addition to also be kept low at 20'-5" (only 5'-3" higher than the ridge
height of the first floor). The mass and bulk of the proposed remodel is located toward the rear of
the lot (70' from the front lot line) which decreases its visibility from the street. While the addition
will be located only 3 feet from the south property line, the lot to the south is not developed and
the overall height of the addition is kept low in comparison to the maximum 24-foot ridge height
allowed by the Municipal Code.
In staff’s opinion, the proposed upper-story remodel and addition meets the objectives of the
Residential Design Guidelines, by being oriented to a human scale, and utilizing the slope of the lot
to keep the profile of the second-story addition low to better blend with the primarily single-story
residential character of this neighborhood.
Building & Roof Form: Residential Design Guidelines 8.1 through 8.5 state that “building forms
should be simple. “Roof forms should be composed of just a few simple planes,” “Avoid complex
roof forms that call attention to the design or add unnecessary detail,” “In general, moderately
pitched roofs (4:12 to 6:12) are preferred.” "Residential Design Guideline 6.1 states that, "Facilities
for parking should not dominate the design of the house or site. Garages that are not visible from
the street are encouraged. Garages integrated into the building design are encouraged. Keep the
mass of a garage subordinate to that of the house."
The existing roof pitch is 3:12 and the proposed pitch on the addition will be 3:12. Two roof lines
are proposed and both will be visible from Torres Street. The roof form is considered simple and is
appropriate for the remodel and addition.
Previously, the only on-site parking for this residence consisted of a stone parking pad in the front
yard setback facing Torres Street. The construction of an attached garage will provide on-site
covered parking. The proposed 360-square-foot garage will appear subordinate to the primary
residence for two reasons: first the garage will be located below the upper-floor addition and will
be recessed from the wall line of the upper-floor by 18 inches. Second, the garage will be located in
the northeast rear yard out of immediate view from Torres Street. In staff's opinion, the location of
the garage is consistent with City's Design Guidelines regarding building form.
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Driveway Constructed Within the Un-Paved 10th Avenue Right-of-Way: In 2006, the City
approved an encroachment permit which was recorded with the County of Monterey granting the
owner permission to construct an asphalt driveway from the property line to the City street
connection within the City-owned 10th Avenue right-of-way, however the driveway was never
built. The applicant is now proposing to remove the existing 11-foot-wide asphalt driveway
fronting on Torres Street and install a new driveway tiring off of a split asphalt driveway approach
approved by the City for the property to the north (See photographs in Attachment A). Public
Works staff has reviewed this proposal and has not identified any issues. Since the driveway will be
located within the unpaved public right-of-way submittal of a new permanent encroachment
permit is required prior to the issuance of the building permit. Additionally, staff can support the
location of the driveway provided that the driveway be limited to 10 feet in width, as proposed,
and be composed of asphalt, as proposed, to keep a more informal appearance and to prevent
potential long-term maintenance issues that could arise from maintaining a paver driveway in the
right-of-way. Staff has drafted a condition of approval requiring that the homeowners submit a
new permanent encroachment permit prior to issuance of the building permit and that the
applicant adjust the existing south-facing connection to the driveway paving as needed and may
propose a curvilinear driveway in order to avoid existing oak trees in the right of way and adhere to
a 10-foot maximum driveway width.
Finish Details: Design Guideline 9.4 states, “Architectural details should appear to be authentic,
integral elements of the overall building design concept.” Design Guideline 9.5 encourages the use
of natural materials such as wood in conjunction with stucco. Design Guideline 9.8 states, “Roof
materials should be consistent with the architectural style of the building and with the context of
the neighborhood."
The siding of the proposed addition will match the existing residence's stucco exterior siding and
the railing at the reconfigured steps will match the existing wooden deck railing depicted on sheet
1 of the plans. Windows and doors will be wood-framed while the three proposed skylights will
have aluminum framing.
Replacement of Wood Shake Roof with a Composition Shingle Roof: The applicant is proposing to
replace the existing wood shingle roofing with new CertainTeed Presidential composition shingle
roofing in the 'Autumn Blend' color. The Planning Commission should consider whether the roofing
should consist of wood shingles or shakes as recommended by the Residential Design Guidelines.
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•

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.
1. Wood shingles and shakes are preferred materials for most types of architecture typical
of Carmel.
2. 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.

When making a decision on the use of composition-shingle roofing, the Planning Commission
should consider neighborhood context, the architectural style of the building, and the
characteristics of the proposed composition shingle. Staff notes that the Planning Commission
has on occasion approved the replacement of wood roofing material with composition shingles
in cases when the composition shingles are compatible with architectural style of the residence,
not highly visible from the street (for example, for flat or low-pitched roofs), and compatible
with other homes in the neighborhood.
The applicant has submitted a letter (included as Attachment E), explaining why the owners are
requesting to replace the residence's existing wood shake roof with a composition shingle roof.
Staff notes that 43% (15 out of 35) of residences in this neighborhood have a wood shingle roof,
20% (7 out of 35) have a gravel roof and 17% (6 out of 35) have a composition shingle roof.
The subject residence is a modern single-story bungalow that does not exemplify a particular
architectural design style. The residence was constructed in 1945, and has undergone
numerous remodels over time. The roof is visible from Torres Street, however it is partially
obscured by a large oak tree at the front of the residence. The Planning Commission should
consider whether a composition-shingle roof is appropriate for this residence.
In regard to this particular residence and proposal, staff can support the installation of a
composition shingle roof in the heavy presidential shingle that is proposed since the roof is
minimally visible from Torres Street, the residence does not exemplify a particular architectural
style, and since the applicant will have 8 total skylights that may require access to the roof to
maintain them over time. However, if the Commission does not feel that a composition shingle
roof is appropriate, it can require that the applicant revise the proposal to install either a wood
shingle roof or one of the synthetic shake alternatives.
Site Coverage: Per Municipal Code Section 17.10.030.C, site coverage shall be limited to a
maximum of 22 percent of the base floor area allowed for the site. In addition, if at least 50
percent of all site coverage on the property is made of permeable or semi-permeable materials, an
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additional amount of site coverage of up to four percent of the site area may be allowed. Since
large portions of this 7,000 square-foot lot have more than a 30% slope which must be deducted
from the buildable area, the effective lot size is 4536.7 square feet, thus, the total amount of site
coverage may be 438.24 square feet plus 280 square feet (4 percent of 7,000), since 50 percent of
coverage is permeable for a total of 718 square feet of allowable site coverage. The project plans
propose 718 square feet of site coverage (reduced from 842 square feet of existing site coverage)
with 50.1% of this amount consisting of permeable paving. In staff’s opinion, the proposed
residence meets the requirements of the Municipal Code.
Fencing: Existing fencing on the property includes a 3 to 4-foot high stepped solid fence in the
north front yard and a low, 3-foot-high spaced fence on the south and rear east yard. The applicant
is proposing to install a new 4-foot-high grape stake fence interspersed with 7 4-foot-high stone
columns along Torres Street and a for a small stretch along 10th Avenue. New grape-stake fencing
and an entry gate and arbor are proposed at the east boundary. Municipal code (17.10.030.E)
prohibits fence height exceeding 4 feet and column height from exceeding 6 feet in the front yard
setback, which the applicant will conform to.
Exterior Lighting: Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached to
the main building or any accessory building shall be no higher than 10 feet above the ground and
shall not exceed 25 watts (incandescent equivalent; i.e., approximately 375 lumens) in power per
fixture. Landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts
(incandescent equivalent; i.e., approximately 225 lumens) per fixture. Additionally, the City’s
Residential Design Guidelines, Section 11.8, states an objective to “locate and shield fixtures to
avoid glare and excess lighting as seen from neighboring properties and from the street.”
The applicant is proposing lighting fixtures to match the existing lantern-style lighting fixtures on
the residence as shown on the first sheet (sheet G1.0) of the project plans. This fixture
accommodates a maximum 60-watt bulb, is a lantern-style light with opaque glass, and is not
entirely down-facing. While this fixture does not entirely comply with the lighting standards of the
Residential Design Guidelines, staff can support the proposed light fixture because no greater than
a 25-watt (375 lumen) bulb shall be installed, the proposed light fixtures match the residence's
existing lighting fixtures, and the glass in the lantern style lights is frosted rather than seeded or
entirely transparent.
Alternatives: Staff has included findings that the Commission can adopt if the Commission accepts
the overall design. However, if the Commission does not support the design, or does not support
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the conclusion submitted by Staff, then the Commission could continue the application with
specific direction given to the applicant/staff.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) – Existing Facilities. The project includes a 863.5 square foot
addition to an existing 1,124 square-foot residence, and therefore qualifies for a Class 1 exemption.
The proposed alterations to the residence do not present any unusual circumstances that would
result in a potentially significant environmental impact.
ATTACHMENTS
•
•
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Garage Foundation and Bridged Footing for Tree Root
Attachment E – Roofing Letter
Attachment F – Project Plans
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Attachment A

Nai Residence Site Photographs

East Front Elevation

Rear West Elevation and Area of Addition
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North Side Elevation

South Side Elevation
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Driveway Connection Constructed within the 10th Avenue Right-of-Way Utilized by Both the
Property to the North and the Property to the South

Driveway Connection Constructed within the 10th Avenue Right-of-Way
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Significant Tree Root Identified by the Project's Arborist to be located under the garage foundation.

The proposed addition in relation to the base of the 40" significant Monterey pine
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The proposed addition in relation to the 40" significant Monterey pine
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Rear West Elevation and Area of Addition

156

Attachment B – Findings for Approval
DS 17-429 (Nai)
February 14, 2018
Findings for Approval
Page 1

FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45)
For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked
"yes" may or may not be discussed in the report depending on the issues.
Municipal Code Finding

YES

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.

✔

NO

2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.
3. The project avoids complexity using simple/modest building forms, a simple roof
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

✔

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

✔

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

✔

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

✔

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

✔

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

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

✔

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

✔

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

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.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 17-429) authorizes the
applicant to construct: 1) an 863.5 square-foot addition to an existing residence
consisting of a 91-square-foot main level addition, a 412.5 square-foot upperlevel addition and a lower-level 360 square-foot attached garage addition to the
rear of the property. Features include 2) wood clad windows and stucco siding,
3) Presidential shake composition shingle roofing, 4) a 4-foot high solid grape
stake fence punctuated by 4-foot-high stone columns, 5) construction of a new
10-foot-wide asphalt driveway within the 10th Avenue right-of-way, 6) a low
wood retaining wall in the rear yard, 7) new wood steps to access an existing
bedroom, 8) the installation of stone veneer to the existing brick chimney.

✔

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

✔

✔
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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 7,000-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.
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 on the chimney and front columns 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.

✔

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.

N/A

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,

✔

9.

✔
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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.

✔

19.

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

20.

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

✔

N/A
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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.
21.

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.

✔

22.

Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)

✔

23.

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

✔

Special Conditions
24.
25.
26.

27.
28.

The applicant shall submit a tree removal permit for the removal of the 34" pine
tree and the toyon tree.
The property owners shall submit a new permanent encroachment permit
application prior to issuance of the building permit, for the location of the
driveway within the 10th Avenue right-of-way.
The driveway shall be limited to 10 feet in width, shall be composed of asphalt
to keep a more informal appearance. The applicant shall be permitted to adjust
the existing south-facing connection to the driveway paving as needed and may
propose a curvilinear driveway in order to avoid existing oak trees in the right of
way and adhere to a 10-foot maximum driveway width.
The applicant shall move the eastern elevation of the addition an additional one
foot (12 inches) away from the 40" Monterey pine.
The applicant shall construct the foundation of the garage to protect and
prevent harm to an existing significant Monterey pine tree root located directly
under the garage foundation. The garage foundation will bridge the tree root as
shown on the Garage Foundation plan dated 12/13/17. The applicant shall
include on the building plan set a rendering of this garage foundation plan which

✔
✔

✔

✔
✔

162

DS 17-429 (Nai)
February 14, 2018
Conditions of Approval
Page 5

must include the following: 1) An 8-inch structural slab supported by footings
positioned around the tree root to avoid cutting or damaging it. 2) A concrete
beam located above the tree root where the root overlaps with the garage
foundation to bridge the root and prevent the 8-inch structural slab from resting
directly on the root. If this design must be adjusted during the building permit
phase, the Forestry Department must review and approve the revised garage
foundation plan.
*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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Attachment E - Roofing Letter
SAMUEL PITNICK ARCHITECTS, INC.
PO Box 22412, Carmel, CA 93922
(t) 831.241.1895 (e) samuelpitnick@gmail.com (w) samuelpitnick.com

City of Carmel-by-the-Sea
Planning Department & Planning Commission
Re: Nai Residence (DS 17-429)
February 5, 2018
To the Carmel Planning Department & Planning Commission,
The following letter and attached documents address the proposed asphalt shingle roof
for the Nai Residence (DS 17-429) and provide reasoning behind the decision to use this
product in lieu of a wood shake roof.
The existing roof is composed of wood shake shingles however this material has proven to be a
significant maintenance issue for the Nai’s over the years. We are proposing to install new
asphalt shingles over the existing home and new addition which in our opinion, and that of the
roofing contractors we’ve spoken with, is a more appropriate application.
We are proposing an asphalt shingle roof for the following reasons:
1. A wood shake roof poses a much more serious fire hazard. Not only for the wood
shingles but also for their tendency to hold a lot of debris (needles, leaves, pine cones)
from the surrounding trees which acts as fuel for fire.
2. There is a very low slope roof over the existing kitchen which is not suitable for a wood
shake roof. This part of the roof already leaks severely because the wood shingles are
unable to shed the water properly.
3. The existing wood shake has failed prematurely as it’s the wrong application for the
overall roof which has a slope of 3:12. Wood shake is recommended for steeper roofs.
4. Wood shake roofs require significantly more maintenance and have a much shorter
lifespan.
We are proposing to use Certainteed’s Presidential Shake Triple Laminate asphalt shingle in the
‘Autumn Blend’ color. This is a high-quality asphalt product that is thicker than traditional asphalt
shingles which creates a look more closely resembling wood shingles. The Autumn Blend has a
nice mix of brown hues which creates a more natural look and also compliments the design of
the existing house.
Included in this letter are a series of photos that show neighboring homes along Torres that all
have an asphalt shingle roof. These examples are just within a few blocks of the Nai Residence.
All throughout the City of Carmel there are many instances of asphalt shingle roofs being
installed.
We hope that the City Planning Department and members of the Planning Commission will
recognize the benefit of using a high-quality asphalt shingle roof and support this proposed
material and project as a whole.
Sincerely,

Samuel Pitnick
Page 1 of 1
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
February 14, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Marnie R. Waffle, Senior Planner

Subject:

Consideration of a Concept Design Study (DS 17-398), Variance (VA 18021) and associated Coastal Development Permit for the construction of
a new, two-story single-family residence located in the Single-Family
Residential (R-1) Zoning District.

Application:
Location:
Block:
Applicant:

DS 17-398
APN: 010-033-005
S/W Corner of 6th and Carpenter
64
Lot: East ½ of Lot 1
Justin Pauly, Architect
Property Owner: Eric & Jennifer Quan

EXECUTIVE SUMMARY
The applicant is requesting approval of a Concept Design Study, Variance and associated
Coastal Development Permit for the construction of a new, two-story single family residence
with attached garage in the R-1 Single Family Residential District. The Variance request is to
reduce the street side yard setback for a resubdivided corner lot from 9 feet to 5 feet.
RECOMMENDATION
Accept the Concept Design Study (DS 17-398), Variance (VA 18-021) and associated Coastal
Development Permit subject to the attached findings and draft conditions.
BACKGROUND AND PROJECT DESCRIPTION
The project site is a resubdivided 50-foot by 80-foot lot that is currently vacant. The property is
4,000 square feet in size and contains nine trees. The applicant is proposing to construct a
1,800-square foot, two-story residence with attached garage and roof deck. The exterior
finishes include vertical cedar siding, horizontal board formed concrete and a metal roof. The
windows and doors would be framed with aluminum and a compatible cantilevered overhang
on the north elevation would also be constructed of aluminum. The project also includes a
Variance request to reduce the street side yard setback from 9 feet to 5 feet and to allow the
chimney, covered porch and entry stairs to encroach into the reduced 5-foot setback.
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Staff has scheduled this application for conceptual review and consideration of a Variance. The
purpose of the conceptual review is to consider site planning; privacy and views; and, mass and
scale related to the project. However, the Planning Commission may provide input on other
aspects of the design.
PROJECT DATA FOR A 4,000 SF RESUBDIVIDED CORNER LOT (50’ x 80’)
Site Considerations
Floor Area
Site Coverage
Trees (Upper/Lower)
Ridge Height (1st/2nd)
Plate Height (1st/2nd)
Setbacks
Front
Composite Side Yard
Interior Side Yard
Street Side Yard
Rear

Allowed
1,800 SF (45%)
396 SF/556 SF
3/1
18’/24’
12’/18’
Minimum Required
10’
12’
3’
9’
15’*

Existing
Vacant site
Vacant site
0/9
Vacant site
Vacant site
Existing
Vacant site
Vacant site
Vacant site
Vacant site
Vacant site

Proposed
1,800 SF (45%)
556 SF
0/9
NA/21’-7”
9’/16’-6”
Proposed
18’-3”
16’
10’-3”
5’
12’

*The rear setback may be reduced to 3 feet for those portions of structures that are less than 15 feet in height.
STAFF ANALYSIS
Variance Request:
The applicant is requesting approval of a Variance to, 1) reduce the street side yard setback on
Carpenter Street from 9 feet to 5 feet; 2) allow the proposed chimney to encroach 9 inches into
the reduced 5-foot setback on the street side; and, 3) allow the proposed covered porch and
entry stairs to encroach 4 ½ feet into the reduced 5-foot setback on the street side. CMC
Section 17.52.070 (Variances) allows minimum setback dimensions to be modified through a
Variance subject to the findings listed in CMC 17.64.210 (Variance). The findings are included as
Attachment B.
CMC Section 17.10.030.A (Setbacks) requires a 9-foot street side yard setback for a
resubdivided corner lot. A resubdivided corner lot is defined as, “A pair of lots each measuring
approximately 50 feet by 80 feet formed by a 90 degree reorientation of an existing lot line
separating two lots each measuring 40 feet by 100 feet, one of which is located at the corner of
a block.” The difference between a standard 40’ x 100’ corner lot and a resubdivided 50’ x 80’
corner lot is that the resubdivided corner lot has a 10-foot front setback and a 9-foot street side
yard setback.
Staff supports the request for a Variance due to the number of significant trees located in the
center of the property. Several multi-trunk, lower canopy trees encumber the site and create a
hardship for development of the property compliant with the setback standards. Reducing the
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street side yard setback requirement from 9 feet to 5 feet preserves and protects the existing
trees and their root systems to the greatest extent possible. Staff also notes that the street side
yard setback for a standard 40’ x 100’ lot is 5 feet.
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving
significant trees and minimizing impacts on established trees; protecting the root systems of all
trees to be preserved; and, maintaining a forested image on the site.
The site currently contains 9 Coast Live Oak trees; 7 trees have been deemed significant and 2
trees have been deemed moderately significant. An additional 7 trees are located within the
City right-of-way; 5 trees are located along Carpenter Street, 1 tree is located at the corner of
Carpenter and 6th Avenue and 1 tree is located along the 6th Avenue frontage. The City Forester
is not recommending that additional trees be planted.
The applicant is proposing to remove a 4 inch oak tree within the City right-of-way along
Carpenter Street to accommodate the proposed driveway. A draft condition of approval
requires that the applicant submit an application for a tree removal permit prior to final details
review that identifies the tree to be removed and any proposed limb removals to other trees
either on-site or off-site.
A 22 inch Cypress tree in the City right-of-way along Carpenter Street has large roots that
traverse the northeasterly corner of the lot. These roots should be evaluated by the City
Forester to determine their significance. A draft condition of approval requires the protection
of these roots if deemed significant by the City Forester.
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that
preserve reasonable privacy for adjacent properties and maintain view opportunities to natural
features.
Staff has not identified any view impacts associated with the proposed residence. With regards
to privacy, generous setbacks and existing vegetation preserves a reasonable amount of privacy
to the south property. However, the single story residence to the west has large windows that
can be seen from the project site (refer to Attachment A). An existing grapestake fence
separating the properties appears to be 4 feet tall. While the project maintains generous
setbacks from the property to the west and existing vegetation provides filtered views, the
applicant should consider replacing the existing grapestake fence with a 5- to 6-foot tall privacy
fence. The height of the fence could be reduced at locations where there are no windows and
privacy would not be an issue.
Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate
parking facilities that do not dominate the design of the house or site; minimizing the amount
of paved surface for a driveway; positioning garages to maximize open space, views and
privacy; and, minimizing visual impacts.
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The applicant is proposing an attached, single car garage that would be set back 5 feet, 6 inches
from the street side lot line along Carpenter Street and 15 feet from the south property line.
The driveway is proposed to be 9 feet wide and constructed of chip seal gravel paving. Chip seal
is a pavement surface treatment that combines one or more layers of asphalt with one or more
layers of fine aggregate. The design of the garage door has been integrated into the building
design to maintain a subordinate appearance.
Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional
building forms; using restraint with variations in building planes; using simple roof forms that
are in proportion to the scale of the building; and, roof eave lines that are low in scale.
The building form responds to site constraints created by a cluster of trees located in the
approximate center of the lot. The applicant has designed two separate building forms that are
bridged by a glass front entry with roof deck above. The building steps down from north to
south to follow the natural contour of the site. The main living area is located to the north
(along 6th Avenue) with the garage and second floor guest bedroom located to the south (along
Carpenter Street). The roof is a 6:12 pitched gable finished with standing seam metal. In staff’s
opinion, the design blends well in the forested setting and complements the neighborhood
context.
Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to
relate to the context of other homes nearby; minimize the mass of a building as seen from the
public way or adjacent properties; and, relate to a human scale in its basic forms.
The applicant is proposing to construct a new two-story residence with a roof deck and
attached garage. The residence would be 1,800 square feet in size. The first floor would contain
743 square feet of living space and a 245-square foot attached garage; the second floor would
contain 812 square feet of living space (570 square feet over the main living area along 6th
Avenue and 242 square feet for a bedroom over the garage along Carpenter Street). A 160square foot roof deck would be located above the porch along Carpenter Street. The proposal
for two stories is consistent with the neighborhood context, which includes a mix of one- and
two-story residences.
The proposed design follows the topography of the site which has a gentle slope from north to
south. The massing has been integrated into the forested image of the site by creating two
separate building forms, one on each street frontage. In order to create usable outdoor living
space that is not encumbered by the existing trees, the building is setback over 18 feet from 6th
Avenue. While this condenses the square footage into the two-story living space, the heavily
forested right-of-way provides filtered views of the project and softens the building mass.
Site Coverage: The project site is currently vacant and contains 9 trees. The applicant is
proposing 556 square feet of site coverage as permitted by the Zoning Code. Proposed site
coverage would include, impermeable concrete paving at the front porch, a portion of the
driveway, a landing on the west elevation, and a landing on the north elevation leading to the
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front yard patio. The front yard patio would contain a low, board formed wall with integrated
bench and a fire pit. The patio would be finished with semi-permeable gravel paving. An
outdoor cook station would be located at the northwest corner of the residence.
Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining
an informal open space character of the right-of-way; maintaining trees and natural vegetation;
and, designing parking areas to reinforce the forest image.
The City Right-of-Way (ROW) along Carpenter Street and 6th Avenue is in a natural state with
mature trees and plantings. The City ROW is free of any encroachments.
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 a new single family residence in a residential zone and therefore qualifies for a
Class 3 exemption. The proposed residence does not present any unusual circumstances that
would result in a potentially significant environmental impact.
ATTACHMENTS
•
•
•
•
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Variance Approval
Attachment C – Findings for Concept Acceptance
Attachment D – Recommendations/Draft Conditions
Attachment E – Written Statement
Attachment F – Justification for Variance
Attachment G – Colored 3D Renderings
Attachment H – Project Plans
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Photo 1. Corner of Carpenter Street and 6th Avenue

Photo 2. 6th Avenue Frontage
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Photo 3. West Property Line/ Neighbor

Photo 4. South Property Line/Neighbor
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CMC Section 17.64.210 (Variance)
A. That due to special physical circumstances applicable to the property, the strict
application of the Zoning Ordinance will deprive the property of privileges enjoyed by
other properties in the vicinity which were developed under the same limitations of the
Zoning Ordinance;
B. 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;
C. That the variance will not be detrimental to adjacent property or injurious to public
health, safety or welfare;
D. 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;
E. 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
F. 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.
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE
For each of the required design study findings listed below, staff has indicated whether the
concept plans submitted support adoption of the findings. For all findings checked "no" the staff
report discusses the issues to facilitate decision-making by the Planning Commission. Findings
checked "yes" may or may not be discussed in the staff report depending on the issues.
CMC Section 17.68.040.A – Concept Phase Approval Findings
YES
NO
✔
1. The project conforms with all zoning standards applicable to the site, or has
received appropriate use permits 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-site and in the public right-of-way that is
characteristic of the neighborhood.
✔
3. The project avoids complexity using simple building forms, a simple roof plan 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 set back a minimum of six feet from significant trees.
CMC Section 17.64.010.B - Coastal Development Permit Findings
YES
NO
1. Local Coastal Program Consistency: The project, as described in the application ✔
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.
2. Public access policy consistency: The project is not located between the first ✔
public road and the sea, and therefore, no review is required for potential public
access.
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Recommendations/Draft Conditions
No.
1.

2.

3.

West Property Line Fencing. The applicant shall install a 5-6 foot tall privacy fence along
the western property line to provide a reasonable amount of privacy between the
project and the western neighbor.
Significant Tree Roots. Significant trees roots associated with the 22 inch Cypress tree
located in the City right-of-way along Carpenter Street shall be protected. Any
improvements proposed around the tree roots shall be reviewed by the City Forester. If
impacts to the roots are identified, the project shall be modified as directed by the City
Forester (i.e. shifting improvements, constructing bridged footings, etc.).
Tree removal application. The applicant shall submit a tree removal application prior to
final details review that identifies any tree and/or limb proposed for removal.
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Attachment E - Applicant Statement
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Attachment F - Variance Justification
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
February 14, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Subject:

Consideration of a Use Permit (UP 18-029), Design Review (DR 18-028)
and Sign (SI 18-030) application for the establishment of a full-line
restaurant (Yeast of Eden) and associated exterior storefront alterations
and signage for a commercial space located within a portion of Carmel
Plaza in the Central Commercial (CC) Zoning District.

Application: UP 18-029 / DR 18-028 / SI 18-030
APN: 010-086-006
Location: Carmel Plaza, Northeast corner of 7th Avenue and Mission Street
Block: 78
Lot: 1-27
Applicant: John C. Hill, Architect
Property Owner: OWRF Carmel, LLC
EXECUTIVE SUMMARY
The applicant is seeking entitlements to operate a full-line restaurant in the Carmel Plaza to be
called “Yeast of Eden”.
RECOMMENDATION
Approve Use Permit (UP 18-029), Design Review (DR 18-028) and Sign Permit (SI 18-030)
applications subject to the attached Findings for Approval (Attachment A) and Conditions of
Approval (Attachment B).
BACKGROUND AND PROJECT DESCRIPTION
The proposed full-line restaurant would be located in a 4,600 square foot vacant tenant space
located on the ground level at the south end of the Carmel Plaza. The restaurant would include
a total of 119 interior seats and 40 outdoor seats located in the courtyard. The interior seating
includes: 96 main dining room seats, 8 private dining room seats, and 15 bar seats. The
proposed hours of operation would be Sunday through Wednesday from 11:30 a.m. to 10:00
p.m. and Thursday through Saturday from 11:00 a.m. to 12:00 a.m. (midnight).
According to the applicant, the restaurant will specialize in modern and traditional elements of
California cuisine and would feature a small, on-site brewery to produce a limited batch of craft
beers. The brewery would produce 150 gallons at a time and feature malt and hops grown in
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California. The menu will be printed daily to reflect the seasonality of a wide variety of
ingredients used throughout Monterey County with a local emphasis by partnering with local
farmers. The name of the restaurant will be “Yeast of Eden”.
The proposed interior improvements include new plumbing, electrical and fire suppression
systems, as well as new restroom facilities and a trash enclosure. The interior décor will
combine natural materials such as wood and fabric with steel and glass. As expressed by the
applicant, the décor will be contemporary and sophisticated with ample use of rich natural
materials and textures to reflect a unique, artisanal philosophy. The bar area will include
windows allowing patrons to view the brewery.
The applicant is also proposing exterior modifications to the south, west and north elevations,
as well as new signage as described in the Analysis section of this report. There are two
proposed entrances, one fronting directly on the interior courtyard and the other facing
Mission Street. Bi-fold doors that open onto the courtyard are proposed on the north elevation
facing the interior of the Carmel Plaza. All work will be in conformance with the Carmel Plaza
Storefront Design Guidelines, as described later in this report.
STAFF ANALYSIS
Full Line Restaurant - Use Permit (UP 18-029):
Full-line restaurants require approval of a Use Permit by the Planning Commission. According to
CMC Section 17.68.050 (Commercial Use Classifications), full line restaurants provide “a full line
of prepared food and drinks using non-disposable plates, glasses and utensils for immediate
consumption on the site. These restaurants provide table service to patrons of all ages who pay
after eating. Takeout service may be provided.”
CMC Section 17.14.040.I.3 (Restaurant, Full Line) establishes the criteria for a full line
restaurant. Pertinent criteria are listed below, followed by a staff analysis on how the project
complies with the requirements.
1. “Any sale of alcoholic beverages shall be subordinate to this primary use” and “Substantially
all foods from the standard menu shall be available for purchase during the hours that
alcoholic beverages are being served.”
Analysis: The primary use of the business will be a full-line restaurant as defined by CMC
17.68.050. The proposed restaurant would include a 5 barrel Mixed Fermentation brewery,
used to make craft beers sold at the restaurant. The brewery would occupy 700 square feet of
the 4,600-square foot restaurant and will not be open to the public. The proposed bar area
would contain 15 seats, which would be 9% of the total number of interior and exterior seats.
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The sale of alcoholic beverages would be subordinate to the restaurant and the project has
been conditioned accordingly. The conditions of approval require that a full menu be available
at all times that alcoholic beverages are being served. The restaurant menu is included in
Attachment D.
2. “Drive-in, formula, and fast food establishments are prohibited.”
Analysis: The proposed restaurant would not exhibit characteristics of a drive-in, formula food,
or fast food establishment as defined in CMC Section 17.70.020 (Food Use Terms). A formula
food restaurant is defined as “A business that (1) is required by contractual or other
arrangements to offer standardized menus, ingredients, food preparation, employee uniforms,
interior decor, signage or exterior design; or (2) adopts a name, appearance or food
presentation format that causes it to be substantially identical to another restaurant regardless
of ownership or location.”
While the applicant does own other restaurants as indicated in their project description, Yeast
of Eden will be unique and will not exhibit characteristics of a formula restaurant. The proposed
restaurant will have a unique menu, design, and custom beers made on site. As noted in the
applicant’s submittal package, the menu offerings reflect the owner’s take on California cuisine
with locally sourced ingredients.
3. “The applications, menus and plans indicate that the business will primarily be a restaurant
– full line, and that no more than 20 percent of the total number of seats are at a bar or in a
separate bar room.”
Analysis: The applicant has submitted a project description and menu indicating that the
business will operate primarily as a full-line restaurant (refer to Attachment D). The applicant is
proposing a total of 159 seats, with 119 interior and 40 exterior seats. Of the interior seats, 15
seats are proposed to be at the bar, which is 9% of the total seats. The project proposal meets
the above requirement.
4. “Customers shall be provided with individual menus while seated at a table or counter.”
Analysis: Condition of approval number 9 requires that the above standard is met. The
applicant has also included in their project description that all patrons will be seated by host
staff and presented with individual menus.
5. Adequate facilities shall be provided on the site for the closed storage of trash and garbage
generated by the use. The on-site storage shall be designed so that the area can be cleaned
and the refuse removed without creating a public nuisance and without being placed on the
sidewalks or other public ways. If the method of cooking used will generate hot ashes, a
storage facility and disposal method shall first be approved by the Fire Department.

217

UP 18-029 / DR 18-028 / SI 18-030 (Yeast of Eden)
February 14, 2018
Staff Report
Page 4 of 7

Analysis: The applicant has provided a floor plan illustrating the location of trash storage on
private property (south side of the restaurant and fronting 7th Avenue), and without creating a
public nuisance without hindering public space.
Hours of Operation: The proposed hours of operation would be Sunday through Wednesday
from 11:30 a.m. to 10:00 p.m. and Thursday through Saturday from 11:00 a.m. to 12:00 a.m.
(midnight). Staff supports the restaurant staying open until midnight Thursday through
Saturday, given that the activity will occur within Carmel Plaza and will be buffered from
neighboring properties.
Water Use: The property owner has provided documentation indicating that the Carmel Plaza
has approximately 3.529 acre-feet of water credit available. Also provided is a letter from the
Monterey Peninsula Water Management District indicating that the proposed restaurant and
brewery will require 2.42 acre-feet of water. The Carmel Plaza has sufficient water credits to
support the proposed use.
Parking: The Carmel Plaza contains an underground parking garage with 110 parking spaces.
The garage will provide adequate parking supply for the restaurant and will supplement the
curbside parking, which is used by the majority of businesses in the downtown that don’t have
onsite parking.
Exterior Alterations - Design Review (DR 18-028):
The City adopted design guidelines for the Carmel Plaza in 2001. The Introduction section of the
Guidelines states that the “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 criteria of the Guidelines also notes that
aluminum and glass doors and windows are acceptable provided that they have relief and
articulation in the frame section, and that large expanses of glass are not allowed. The Interior
Courtyard section encourages materials that have a natural appearance and that blend with the
surrounding environment.
Mission Street Elevation: A flight of steps from Mission Street provides access to the ground
level of the Carmel Plaza, where Yeast of Eden is proposed to be located. The applicant is
proposing two entry doors to the restaurant at the top of the steps. Above this door is a
proposed six square–foot sign. At the street frontage at the base of the steps, and attached to
an exterior wall, is a proposed blade sign that addresses the pedestrians on Mission Street. In
addition, directly above the Mission Street garage entrance the existing brick wall will be
removed and replaced with steel sash window and a new planter box. This new window
increases the amount of natural light and fresh air entering the proposed restaurant from the
west side. In staff’s opinion, the proposed alterations to the Mission Street elevation will be a
substantial improvement over the existing conditions, and will provide an entry to the
restaurant visible from the street.

218

UP 18-029 / DR 18-028 / SI 18-030 (Yeast of Eden)
February 14, 2018
Staff Report
Page 5 of 7

Interior Courtyard Elevation: The exterior façade includes divided-light steel windows that are
designed to pull in and distribute as much light into the interior space as possible. This is vitally
important for this particular Carmel Plaza tenant space as this space only has a north facing
aspect thereby solar access is very limited, especially as it is a ground floor tenant space. One
exterior sign is proposed on this elevation.
7th Avenue: The modifications to the 7th Avenue Elevation would be minimal. The applicant is
proposing to construct a new plaster wall along the south elevation at the existing trash
collection area. A new door east of the wall would also be installed to provide access to the
proposed brew hause. No signage is proposed on this elevation.
Outdoor Seating: CMC 17.14.220.D requires Design Review approval for outdoor seating and
states that, exterior seating shall not occupy more than 10 percent of the site area or more
than 30 percent of any courtyard; shall be demarcated by landscaping or other features and
established to preserve a sense of openness and ease of access for pedestrian traffic; shall
provide visual contact and incidental communication between patrons and passersby;
structures that enhance comfort such as windscreens, heater, and exterior lighting shall be
shielded from view from the public right-of-way and intra-block walkways, or shall be designed
to be architecturally compatible with the character of adjacent buildings; and, hours of service
will be such that it does not impact other uses in the vicinity.
The courtyard area will include a new 640 square-foot seating area that will accommodate 40
seats. The seating is delineated by both movable and permanent planters containing trees. The
planters are located and designed to meet the outdoor seating requirements of the California
Department of Alcoholic Beverage Control (ABC). Review of the project plans indicates that the
proposed exterior seating area will not exceed the 10 percent threshold for the Carmel Plaza
site or 30 percent of the courtyard.
Sign Permit (SI 18-030):
Signage within Carmel Plaza is subject to compliance with the Carmel Plaza Storefront Design
Guidelines and Carmel Municipal Code Chapter 17.40 (Signs). The Guidelines allow for one
exterior business sign (wall sign or hanging sign) per business and encourages designs that are
compatible with storefronts.
The applicant is requesting approval of three exterior business signs, including two wall signs
and one hanging (blade) sign (Refer to Attachment D, Sheets A.4 and A.5). The applicant is
proposing a wall-mounted on the west elevation (Mission Street) above the front entry, which
would be 6 square feet in size with a black background and brass lettering. The applicant is also
proposing a new blade sign near the sidewalk on the west elevation, which would be less than 3
square feet in size, double-sided, and constructed of aged steel with white embossed lettering.
In the interior of the Carmel Plaza the applicant is proposing back-lit sign on the north
elevation, which would be 3 square feet and constructed of metal.
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CMC Section 17.40.020 (Permit Process) allows the Planning Commission to grant exceptions to
the number, location and design of business signs. The following criteria must be satisfied in
order to grant exceptions:
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 pedestrianoriented. 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.
Number: The applicant is requesting an exception to the maximum number of business signs
allowed. The primary entrance to the restaurant is set back more than 20 feet from the top of
the stairs on Mission Street. The proposed blade sign would be located at the foot of the stairs
which provides access to the primary entrance of the restaurant. The wall mounted entry sign
would be located directly above the main entrance, clearly identifying the point of entry. The
proposed back-lit sign would be located on a portion of the steel framed glass on the north
elevation. The back-lit sign would be oriented towards the interior courtyard and would not be
visible from outside of the Plaza. Staff supports the request for three signs due to the multiple
points of entry to the restaurant (stairs on Mission Street and interior courtyard) and the fact
that none of the signs are within the same viewing plane.
Location: The blade sign and the entry sign have been located to clearly identify the business
entrance which is setback more than 20 feet from the top of the stairs on Mission Street. With
the application of conditions of approval, both signs would be designed and located to maintain
pedestrian orientation. Condition of approval number 20 requires the blade sign to be mounted
no more than 8 feet above the sidewalk and limits how far the sign can project from the wall to
30 inches. Additionally, the thickness of the sign would need to be between 1 ½ inches and 6
inches. With regards to sign clutter, there are two existing blade signs located north of the
stairs and one south of the stairs (excluding the parking sign). All signs are appropriately spaced
to avoid the appearance of sign clutter. The location of the proposed blade sign maintains
appropriate spacing between the existing signs.
Design: The Carmel Plaza design guidelines encourage signs that are compatible with the design
of the business storefront. As described above in the Design Review section, the applicant is
proposing a steel window system and steel doors for the new restaurant storefront. The
materials proposed for the signage include a combination of metal with brass lettering, aged
steal with embossed lettering and metal with cut out letters for back-lit illumination. In staff’s
opinion, the sign materials are compatible with the proposed exterior modifications; however,
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the back-lit illumination would not be appropriate. The Carmel Plaza design guidelines state
that sign lighting shall not be designed to become part of the sign. Condition of approval
number 19 requires that the back-lit illumination be eliminated.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1), Existing Facilities. The project consists of the operation of a
new full-line restaurant and minor alterations to an existing structure involving negligible or no
expansion of use beyond that originally anticipated for Carmel Plaza.
ATTACHMENTS:
•
•
•
•

Attachment A – Findings for Approval
Attachment B – Conditions of Approval
Attachment C – Letter of Support
Attachment D – Project Description/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
UP 18-029 / DR 18-028 / SI 18-030 (Yeast of Eden)
OWRF Carmel, LLC
Location: Carmel Plaza
Block: 78, Lots: 1-27
APN: 010-086-006
PROJECT DESCRIPTION:
Consideration of a Use Permit (UP 18-029), Design Review (DR 18-028) and Sign (SI 18-030)
application for the establishment of a full-line restaurant (Yeast of Eden) and associated
exterior storefront alterations and signage for a commercial space located within a portion of
Carmel Plaza in the Central Commercial (CC) Zoning District.
FINDINGS OF FACT:
1.

The project site is located within a portion of Carmel Plaza in the Central Commercial
(CC) Zoning District. The lot is currently developed with a commercial shopping center
comprised of five separate buildings with a communal interior courtyard and various 2nd
and 3rd story walkways. The full-line restaurant would occupy an existing 4,600-square
foot tenant space that is currently vacant.

2.

On January 23, 2018 Use Permit, Design Review and Sign Permit applications were
submitted proposing to open a new full-line restaurant called Yeast of Eden. The project
includes a Use Permit to operate the new restaurant, Design Review for associated
exterior modifications to the tenant space and a Sign Permit for new exterior signage.

3.

The proposed project is categorically exempt from CEQA requirements, pursuant to
Section 15301 (Class 1), Existing Facilities. The project consists of the operation of a new
full-line restaurant and minor alterations to an existing structure involving negligible or
no expansion of use beyond that originally anticipated for Carmel Plaza.

FINDINGS FOR DECISION:
1.

The project constitutes an improvement over existing site conditions pursuant to CMC
Section 17.14.010 (Purpose).

2.

The project conforms to all zoning standards applicable to the site including, floor area,
height, setbacks and parking.
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General Findings Required for All Use Permits (CMC 17.64.010):
3.

The proposed use is not in conflict with the City’s General Plan.

4.

The proposed project, as conditioned, will comply with all zoning standards applicable
to the use and zoning district.

5.

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.

6.

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.

7.

The proposed project will not be injurious to public health, safety or welfare and
provides adequate ingress and egress.

8.

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.

9.

The proposed project will not generate adverse impacts affecting health, safety, or
welfare of neighboring properties or uses.

General Findings Required for Commercial Use Permits (CMC 17.64.020):
10.

The proposed use will not conflict with the City’s goal of achieving and maintaining a
balanced mix of uses that serve the needs of both local and nonlocal populations.

11.

The proposed use will provide adequate ingress and egress to and from the proposed
location.

12.

The capacity of surrounding streets is adequate to serve the automobile and delivery
truck traffic generated by the proposed use.

Findings for Design Review Approval (CMC 17.58.060.B):
13.

The project, as conditioned, conforms to the applicable policies of the General Plan and
the Local Coastal Program.

14.

The project, as conditioned, complies with all applicable provisions of Title 17.

15.

The project, as conditioned, is consistent with applicable adopted design review
guidelines for Carmel Plaza.
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Attachment B – Conditions of Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
UP 18-029 / DR 18-028 / SI 18-030 (Yeast of Eden)
OWRF Carmel, LLC
Location: Carmel Plaza
Block: 78, Lots: 1-27
APN: 010-086-006
PROJECT DESCRIPTION:
Consideration of a Use Permit (UP 18-029), Design Review (DR 18-028) and Sign (SI 18-030)
application for the establishment of a full-line restaurant (Yeast of Eden) and associated
exterior storefront alterations and signage for a commercial space located within a portion of
Carmel Plaza in the Central Commercial (CC) Zoning District.
AUTHORIZATION:
1.

Use Permit Authorization: This permit authorizes the operation of a 4,600-square foot
full-line restaurant as defined in CMC Section 17.68.050 (Commercial Use
Classifications). The restaurant shall specialize in modern and traditional elements of
California cuisine as represented in the application materials and is permitted to
operate a 5 barrel Mixed Fermentation brewery within no more than 700 square feet of
the restaurant.
Design Review Authorization: This permit authorizes minor exterior alterations
including, 1) a new plaster wall and new door on the south elevation (7th Avenue) above
the underground garage exit; 2) a new window and wood planter on the west elevation
(Mission Street) above the underground garage entry; 3) new glass storefront and steel
entry doors on the west elevation (Mission Street) at the top of the existing stairs; and,
4) new steel framed windows and doors on the north elevation (interior courtyard). All
improvements shall be constructed in accordance with the plans dated received by City
of Carmel-by-the-Sea Planning & Building Dept on January 23, 2018, unless modified by
the conditions below.
Sign Permit Authorization: This permit authorizes the installation of a new 6-square
foot entry sign and new two sided 3-square foot blade sign on the west elevation
(Mission Street). All signs shall be constructed and installed in accordance with the plans
dated received by City of Carmel-by-the-Sea Planning & Building Dept on January 23,
2018, unless modified by the conditions below.
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USE PERMIT STANDARD CONDITIONS (CMC 17.14.040.I):
2.

The sale of nonfood merchandise directly related to the use may be allowed if it is
determined to be incidental to the full-line restaurant. The display of nonfood
merchandise shall be ancillary to the full-line restaurant.

3.

Adequate facilities shall be provided on-site for the closed storage of trash and garbage
generated by the full-line restaurant. The on-site storage shall be designed so that the
area can be cleaned and the refuse removed without creating a public nuisance and
without being placed on the sidewalks or other public ways. If the method of cooking
used will generate hot ashes, a storage facility and disposal method shall first be
approved by the Fire Department.
a. The trash storage area shall be designed and maintained to prevent storm water
contamination by loose trash and debris.
b. All drainage from adjoining roofs and pavement shall be diverted around the
trash area to minimize water flow through the storage area.
c. The trash storage area shall be maintained in a screened or walled area to
prevent off-site transport of trash.

4.

At least one restroom shall be available for use by both sexes within, or conveniently
adjacent to, the specific business premises and on the same property on which the fullline restaurant is located. The restroom shall comply with all provisions of the California
Building and Plumbing Codes as to the required size, location and accessibility
standards, and shall be available for use by both the employees and patrons of the
business.

5.

Any sale of alcoholic beverages shall be subordinate to the primary use.

6.

The restaurant shall not operate as a “Drive-in, Formula Food or Fast Food”
establishment as defined in CMC Section 17.70.

7.

Substantially all foods from the standard menu shall be available for purchase during the
hours that alcoholic beverages are being served.

8.

No more than 20% of the seating is permitted at a bar or in a separate bar room.

9.

Customers shall be provided with individual menus while seated at a table or counter.

10.

Maximum seating capacity shall not exceed the standards in the California Building and
Fire Codes or the number of seats approved by this Use Permit, whichever is less. The
seating capacity shall be posted on the premises at all times.
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11.

Food sold for consumption off the premises shall be incidental to the primary use. Such
food shall be placed in covered containers or wrapping.
a. Except as provided in CMC Sections 8.68.070 and 8.68.080, no restaurant shall
provide prepared food to its customers in CFC-processed food packaging or
polystyrene foam food packaging, nor shall any restaurant purchase, obtain,
keep, sell, distribute, provide to customers or otherwise use in its business any
CFC-processed food packaging or polystyrene foam food packaging. The
restaurant shall comply with all other requirements in CMC Section 8.68.

USE PERMIT SPECIAL CONDITIONS:
12.

Permitted hours of operation are from 7:00 a.m. to 12:00 a.m. daily. No new customers
shall be accepted into the restaurant after 12:00 a.m.

13.

The restaurant is permitted a maximum of 96 main dining room seats, 8 private dining
room seats, 15 bar seats and 40 exterior seats located within Carmel Plaza.

14.

The applicant shall obtain all necessary permits from the Monterey County Health
Department prior to building permit issuance.

15.

The use shall be conducted in a manner consistent with the presentations and
statements submitted in the application and at the public hearing, and any change in
the use which would alter the findings or conditions adopted as part of this permit shall
require approval of a new Use Permit by the City.

16.

This Use Permit shall become void and in no further force or effect if the use is not
initiated within six (6) months of the issuance of the Certificate of Occupancy from the
Building Official.

17.

Violations of the terms of this Use Permit or other ordinances of the City may constitute
grounds for revocation of this Use Permit and the associated business license by the
Planning Commission.

18.

A summary sheet of basic Use Permit requirements (allowed days, allowed hours,
special mitigations) shall be posted on the premises or shall be available upon request
by any enforcement officer of the City.

SIGN PERMIT SPECIAL CONDITIONS:
19.

The proposed black metal sign on the north elevation (interior courtyard) shall not be
back-lit.
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20.

The new blade sign shall not project more than 30 inches from face of the wall. The
thickness of the sign shall be no less than 1 ½ inches and no more than 6 inches. The
vertical clearance of the sign shall not exceed 8 feet from the sidewalk.

21.

The background material for the new entry sign shall be compatible with the design of
the storefront. The maximum letter height shall not exceed 10 inches.

GENERAL CONDITIONS:
22.

The applicant agrees, at its 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.

*Acknowledgement and acceptance of conditions of approval.

_______________________________
Applicant Signature

________________________
Printed Name

___________
Date

______________________________
Property Owner Signature

________________________
Printed Name

____________
Date
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