CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
REGULAR 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.

June 10, 2015
Wednesday
Tour: 2:30 p.m.
Meeting: 4:00 p.m.

Don Goodhue, Chair
Michael LePage, Vice-Chair
Keith Paterson
Jan Reimers
Ian Martin

TOUR OF INSPECTION
Shortly after 2:30 p.m., the Commission will leave the Council Chambers for an on-site
Tour of Inspection of all properties listed on this agenda (including those on the
Consent Agenda). The Tour may also include projects previously approved by the
City and not on this agenda. Prior to the beginning of the Tour of Inspection, the
Commission may eliminate one or more on-site visits. The public is welcome to follow
the Commission on its tour of the determined sites. The Commission will return to the
Council Chambers at 4:00 p.m. or as soon thereafter as possible.

C.

ROLL CALL

D.

PLEDGE OF ALLEGIANCE

E.

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

F.

APPEARANCES
Anyone wishing to address the Commission on matters not on the agenda, but within
the jurisdiction of the Commission, may do so now. Please state the matter on which
you wish to speak. Matters not appearing on the Commission agenda will not receive
action at this meeting but may be referred to staff for a future meeting. Presentations
will be limited to three minutes, or as otherwise established by the Commission Chair.
Persons are not required to give their name or address, but it is helpful for speakers to
state their name in order that the Secretary may identify them.
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G.

CONSENT AGENDA
Items placed on the Consent Agenda are considered to be routine and are acted upon by
the Commission in one motion. There is no discussion of these items prior to the
Commission action unless a member of the Commission, staff, or public requests specific
items be discussed and removed from the Consent Agenda. It is understood that the staff
recommends approval of all consent items. Each item on the Consent Agenda approved
by the Commission shall be deemed to have been considered in full and adopted as
recommended.
1. Consideration of draft minutes from May 13, 2015 Planning Commission Meeting

H.

2. DS 14-121 (Ebrahimi)
Mark Norris
Santa Rita 6 SW of Ocean
Blk: 81, Lot: 17, 19 & N ½ of 21
APN: 010-045-007

Consideration of a Final Design Study (DS 14-121)
and associated Coastal Development Permit
application for the substantial alteration of an
existing residence located in the Single-Family
Residential (R-1) Zoning District

3. DS 15-131 (Yeslek Dolores 1, LLC)
Dana Annereau
SE Cor. Dolores & 11th Ave.
Blk: 131, Lots: 2 & 4
APN: 010-154-015

Consideration of a Final Design Study (DS 15-131)
and associated Coastal Development Permit
application for the demolition of an existing
residence and construction of a new single family
residence located in the Single-Family Residential
(R-1) Zoning District

4. DS 14-99 (Ryan)
Ron Marlette
8th Ave 2 NW of Monte Verde
Block: B, Lot: SW pt. of Lot 15,
& W ½ of 17 & 19, & E 1/5 of 18
& 20
APN: 010-195-016

Consideration of a Final Design Study (DS 14-99)
and associated Coastal Development Permit
application for the substantial alteration of an
existing residence located in the Single-Family
Residential (R-1) Zoning District

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. BD 15-173 (Ferguson)
Annabel Allen
Beach Bluff Pathway, Scenic and 11th
Ave.
APN: n/a (Beach Bluff Pathway)

Consideration of a Public Bench and Plaque
Donation (BD 15-173) and associated Coastal
Development Permit for the installation of a wood
bench with a memorial plaque on the Beach Bluff
Pathway
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2. CDP 15-122 (Authors and Ideas
Festival Beach Event)
Jim McGillem, Carmel Ideas
Foundation Carmel Beach NW of Scenic
and 13th Ave.
APN: n/a (Carmel Beach)

Consideration of a Coastal Development Permit
(CDP 15-122) for the 9th Annual Authors & Ideas
Festival Beach Event, a one-day dinner on the beach
for approximately 100 participants.

3. SI 15-144 (The Forge)
Robert Profeta
SW Corner of Junipero & 5th Ave.
Blk: 58, Lots: 1, 3, 5, and 7
APN: 010-098-019

Consideration of a Commercial Sign (SI 15-144)
application for the replacement of an existing
hanging sign and the addition of a new sign
monument sign located in the Service Commercial
(SC) Zoning District

4. UP 15-134 (RF Wines)
Ray Franscioni
San Carlos 2 NE of 7th Ave.
Blk: 77, Lot: 16
APN: 010-141-005

Consideration of a Use Permit (UP 15-134)
application to establish a retail wine shop with wine
tasting as an ancillary use in an existing commercial
space located in the Service Commercial (SC)
Zoning District

5. DS 15-106 (Kitterman)
Chris and Kristen Kitterman
Santa Fe, 4 NW of 2nd Ave.
Blk: 14, Lot: 13
APN: 010-101-007

Consideration of Concept Design Study (DS 15-106)
for substantial alterations to a new single-family
residence located in the Single-Family Residential
(R-1) Zoning District

6. DS 15-148 (Domicile)
Ridge Capital Investments, LLC
SW Corner of Guadalupe & 3rd Ave.
Blk: 40, Lot: 1
APN: 010-024-001

Consideration of a Concept Design Study (DS 15148) and associated Coastal Development Permit
application for the construction of a new singlefamily residence located in the Single-Family
Residential (R-1) Zoning District.

7. DS 15-105 (Corradini)
Robert Carver, AIA
4 parcels SE of 9th on Scenic Rd.
Block: A2 , Lot: S pt. of Lot 7 & N
pt. of Lot 8
APN: 010-302-010
Continuance to 7/8/15 Recommended

Consideration of a Concept Design Study (DS 15105) and associated Coastal Development Permit
application for the construction of a new residence
located in the Single-Family Residential (R-1)
Zoning District, Beach and Riparian Overlay (BR)
District, and the Park Overlay (P) District

8. City of Carmel-by-the-Sea
Single-Family Residential (R-1) Zoning
District

Discussion of the review process for proposals to
install natural and artificial lawns on properties in
the Single-Family Residential (R-1) Zoning District
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I.

DIRECTOR’S REPORT
1. Update from the Director
2. Discussion of the City’s Centennial Anniversary and appointment of a subcommittee
to work with the Centennial Committee
3. Appoint a representative from the Planning Commission to the Forest Theater Master
Plan Subcommittee

J.

SUB-COMMITTEE REPORTS
1. Report from Sub-Committees

K.

ADJOURNMENT
The next meeting of the Planning Commission will be:
Wednesday, July 8, 2015, at 4:00 p.m. – Regular Meeting
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.
NO AGENDA ITEM WILL BE CONSIDERED AFTER 8:00 P.M. UNLESS
AUTHORIZED BY A MAJORITY VOTE OF THE PLANNING COMMISSION. ANY
AGENDA ITEMS NOT CONSIDERED AT THE MEETING WILL BE CONTINUED
TO A FUTURE DATE DETERMINED BY THE COMMISSION.
Any writings or documents provided to a majority of the Planning Commission regarding
any item on this agenda will be made available for public inspection in the Planning &
Building Department located in City Hall, east side of Monte Verde between Ocean & 7th
Avenues, during normal business hours.
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AFFIDAVIT OF POSTING
I, Robert A. Mullane, AICP, Community Planning and Building Director, for the City of Carmelby-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 and distributed to members of the media on June 4, 2015.
Dated this 4th day of June 2015 at the hour of 4:30 p.m.

____________________________________
Robert A. Mullane, AICP
Community Planning and Building Director
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ITEM G1. MINUTES FROM 5/13/15
PLANNING COMMISSION MEETING

THIS ITEM WILL BE PROVIDED SEPARATELY
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DS 14-121 (Ebrahimi +3)
June 10, 2015
Staff Report
Page 2

568 square feet of site coverage, and 5) construction of a 192-square foot roof-top deck at the rear
of the second-story addition.
The Planning Commission reviewed this project on May 13, 2015, and accepted the design concept
with recommendations/draft conditions. The applicant has complied with the recommendations
made by the Planning Commission.
PROJECT DATA FOR A 9,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

3,150 sf (35%)

2,403 (26.7%)

3,124 sf (34.7%)

Site Coverage

1,053 sf (11.7)

1,621 sf (18%)

1,053 sf (11.7%)

Trees

5 Upper /4 Lower
(recommended)

1/29

1/30

Ridge Height (1st/2nd)

18 ft/24 ft

14 ft./16 ft.

14 ft./ 24 ft.

Plate Height (1st/2nd)

12 ft/18 ft

9.5 ft./ 13 ft.

9.5 ft./18 ft.

Setbacks

Minimum Required

Existing

Proposed

Front

15 ft

4 ft. (guesthouse)

No Change

37 ft. (main)
Composite Side Yard

22.5 ft (25%)

22 ft. (main)

No Change

Minimum Side Yard

3 ft

6 ft.

3 ft. (garage)

Rear

15 ft

15.5 ft.

No Change

Staff analysis:
Previous Hearing: The following is a list of recommendations made by the Planning Commission
and a staff analysis on how the applicant has or has not revised the design to comply with the
recommendations:
1.

The applicant shall withdraw the proposal for stucco and use wood siding on the main
residence.

Analysis: The applicant had proposed to use stucco siding on the main residence with a Carmel
stone veneer on the lower level. However, the Commission had concerns with the use of stucco on
this residence and directed the applicant to use wood siding. The applicant has revised the finish
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materials and is now proposing wood-shingle siding. Staff notes that the residence still includes a
Carmel stone veneer on the lower level, which is mainly visible only on the side and rear elevations.
With regard to the detached accessory structures, the applicant is proposing to use wood-shingle
siding on the guesthouse and Carmel stone on the garage. Other finish materials include a woodshingle roof and unclad wood windows and doors.
2.

The applicant shall add roof eaves (overhangs) to the residence.

Analysis: The original design did not include roof eaves, which is consistent with the design of the
current one-story residence. However, the Commission was concerned with the building mass of
the front elevation caused by the addition of the second story, and recommended that the
applicant include roof eaves in order to provide a horizontal element to the design. The
Commission noted that not having roof eaves is appropriate for the existing one-story design, but
not for the proposed two-story design. The applicant is now proposing 12-inch roof eaves on the
residence as well as on the detached garage and guesthouse.
3.

Staff shall contact the northern neighbor to determine if any vegetated screening is needed
in lieu of the oak tree limbs being removed.

Analysis: Staff has contacted the neighbor to discuss the potential for new landscaping. The
neighbor does not feel that any landscaping is necessary at the subject location.
Other Project Components:
Exterior Lighting: A specification sheet showing the proposed wall-mounted light fixtures is
included as Attachment D. The proposed fixture has a contemporary design with down lighting.
The location of the fixtures is shown on the elevation drawings and floor plans. The light fixtures
are located near entrances and outdoor activity areas, as recommended by Residential Design
Guideline 11.8. The proposed light bulbs are 25 watts with an output of 180 lumens, as identified
in the specification sheet included in Attachment D. The style, specifications, and locations of the
path lighting are included on Sheet C3 of the plan set. The proposed path lighting also meets City
standards.
Front Fence: The front fence consists of a 4.5-foot high lattice and a 3-foot high grape-stake fence.
A photograph of the lattice fence is included in Attachment A. The applicant has included a note on
Sheet C2 of the plan set that the front lattice fence will be removed. The applicant is not proposing
to replace the fence.
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Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) – Existing Facilities. The project includes a 728-square foot
addition an existing 2,396-square foot residence, and therefore qualifies for a Class 1 exemption.
The proposed alterations to the residence do not present any unusual circumstances that would
result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Approval
Attachment C –Conditions of Approval
Attachment D – Lighting Specifications
Attachment E – Project Plans
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Attachment B – Findings for Approval
DS 14-121 (Ebrahimi +3)
June 10, 2015
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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No.

Conditions of Approval
Standard Conditions
Authorization: This approval of Design Study (DS 15-131) authorizes 1) the
addition of a 558-square foot second story, 2) construction of a 192-square foot
roof-top deck at the rear of the second-story addition, 3) demolition of the
existing one-car garage and construction of a new 426-square foot detached
two-car garage, 4) new finish materials including a combination of wood-shingle
siding and Carmel stone on the main residence, Carmel stone on the garage, and
wood shingle siding on the guesthouse, and 5) removal of 568 square feet of site
coverage. The resultant development will be 3,264 sq ft, including the 2,586-sq
ft main residence, 216-sq ft guesthouse, and 426-sq ft detached garage.
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.

✔

1.

2.

✔
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6.

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

✔

7.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 9,000-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 shall be installed in a broken course/random or similar
masonry pattern. Setting the stones vertically on their face in a cobweb pattern
shall not be permitted. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards.

✔

9.

✔
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12.

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

✔

13.

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

✔

14.

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

✔

15.

This project is subject to a volume study.

✔

16.

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

17.

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

✔

18.

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

✔

19a.

N/A

N/A
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19b.

20.

21.

22.

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.
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.
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.
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 Condition
The applicant shall file a lot merger with the City and Monterey County prior to
the issuance of the building permit.

✔

N/A

✔

✔

*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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Light Fixture Specifications
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Attachment D – Lighting Specifications

Light Bulb Specifications
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Finish materials include wood-shingle siding, a wood-shake roof, a Carmel stone veneer around the
foundation and on the chimney, and unclad wood windows and doors. Other project components
include: 1) a rear patio with a 7-foot high outdoor gas fireplace, 2) a new 4-foot high grape-stake
fence with spaced pickets along the north and west street-facing property lines and a 6-foot high
solid wood fence along the rear and side property lines, 4) and a new 7-foot high entry arbor along
the fence on the 11th Avenue frontage.
The Planning Commission reviewed this project on May 13, 2015, and accepted the design concept
with recommendations/draft conditions. The applicant has complied with the recommendations
made by the Planning Commission.
PROJECT DATA FOR A 8,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

2,960 sf (37%)*

4,130 sf (51%)

3,200 sf (40%)

Site Coverage

971 sf (12%)

2,880sf (57%)

904 sf (11.3%)

Trees

5 Upper /4 Lower

2/9

1/7

Ridge Height (1st/2nd)

18 ft/24 ft

Max. 1st floor: 11 ft

Max. 1st floor: 18 ft

Max. 2nd floor: 23 ft

Max. 2nd floor: 22.5 ft

Max. 1st floor: 9 ft

Max. 1st floor: 12 ft

Max. 2nd floor: 18 ft

Max. 2nd floor: 18 ft

Plate Height (1st/2nd)

12 ft/18 ft

Setbacks

Minimum
Required

Existing

Proposed

Front

15 ft

20 ft.

18 ft (residence)

Composite Side Yard

20 ft (25%)

13 ft.

Min: 17.5 ft (34.4%)

Minimum Side Yard

3 ft (Interior Side)

Min. Interior: 13 ft

Min. Interior: 18.5 ft

5 ft (Street Side)

Min. Street: 0 ft

Min. Street: 5 ft

3 ft (one story)

Min: 0 ft (one story)

Min: 3 ft (one story)

15 ft (two-story)

Min: 40 ft (two story)

Min: 21 ft (two story)

Rear

*up to 3,200 square feet permitted with lot merger bonus
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Staff analysis:
Previous Hearing: The following is a list of recommendations made by the Planning Commission
and a staff analysis on how the applicant has or has not revised the design to comply with the
recommendations:
1.

The applicant shall revise the design to eliminate the stucco and use wood siding.

Analysis: The applicant has revised the finish materials and is now proposing to use wood-shingle
siding on the main residence. The lower level would be clad with a Carmel stone veneer that is
primarily visible on the rear and side elevations. In staff’s opinion, the use of wood-shingle siding is
a substantial improvement over stucco and will reduce the appearance of building mass, which was
one of the Commission’s primary concerns. Staff notes that the applicant is proposing to use
Carmel stone around the entire garage and wood-shingle siding on the guesthouse. With regard to
other finish materials, the applicant is proposing wood-shingle roofing and unclad wood doors and
windows.
2.

The applicant shall add roof eaves to the residence.

Analysis: The Planning Commission noted that the front of the residence had a flat vertical
appearance and recommended that the applicant add roof eaves to provide horizontal relief. The
applicant has added 1-foot eaves to the north and south ends of the main residence; however, the
front elevation still does not include an eave.
3.

The applicant shall submit a landscape plan for Final Planning Commission review that
includes a proposal to remove ivy from the site.

Analysis: The applicant has included a landscape plan on Sheet L1 of the plan set that includes a
note that all ivy will be removed from the site and City ROW. In addition, the landscape plan
includes a proposal for new drought tolerant vegetation on the property and in the City ROW.
Other Project Components:
Exterior Lighting: The applicant is proposing two types of exterior wall-mounted lighting, as shown
on Sheet A3 of the plan set. On the north and west street-facing elevations, the applicant is
proposing to use a recessed fixture with an output of 3 watts and 104 lumens. A total of six of
these fixtures are proposed, including two above the main entry door, two above the garage door,
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and two above the door on the west elevation. Staff supports the proposed number and location
of the recesses fixtures, as the output would be low and the fixtures would not be visible.

The applicant is proposing a separate type of light fixture on the walls surrounding the courtyard.
The proposed fixture has an output of 5 watts and 205 lumens. A separate specification sheet for
these light fixtures is included as Attachment D. A total of five of these fixtures are proposed,
including four on the walls surrounding the interior courtyard and one above the south elevation
second-story balcony that faces the courtyard. Staff supports the design and location of the
fixtures, as they are well below the maximum output of 25 watts and 375 lumens, and are
contained within the courtyard area and not visible to the public way. Staff notes that the location
of all wall-mounted fixtures is shown on the elevation drawings on sheets of A4 and A5 of the plan
set. The applicant is not proposing any path lighting.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15302 (Class 2) – Replacement of Reconstruction. The project includes the
demolition of an existing single-family residence and separate guest house, and the construction of
a replacement single-family residence in a residential zone, and therefore qualifies for a Class 2
exemption. Moreover, there would be a net floor area reduction of 970 sq ft on the site and a
reduction in overall intensity of use with the elimination of the guest house. 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 – Lighting Specifications
Attachment E – Project Plans
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FINDINGS REQUIRED FOR 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.

✔

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.

✔

NO
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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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No.

Conditions of Approval
Standard Conditions
Authorization: This approval of Design Study (DS 15-131) authorizes the
demolition of an existing 2,880-square foot residence and 1,242-square foot
accessory structure, and 2) the construction of a new 3,200-square foot twostory residence, which includes a 2,208-square foot ground level, a 551-square
foot second level, and a 441-square foot garage. Finish materials include woodshingle siding, a wood-shake roof, a Carmel stone veneer around the foundation
and on the chimney, and unclad wood windows and doors. Other project
components include: 1) a rear patio with a 7-foot high outdoor gas fireplace, 2) a
new 4-foot high grape-stake fence with spaced pickets along the north and west
street-facing property lines and a 6-foot high solid wood fence along the rear
and side property lines, 4) and a new 7-foot high entry arbor along the fence on
the 11th Avenue frontage.
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.

✔

1.

2.

✔

38

DS 15-131 (Yeslek Dolores I, LLC)
June 10, 2015
Conditions of Approval
Page 2

5.

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

✔

6.

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

✔

7.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 8,000-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

✔

8.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the approved project plans prior to incorporating
changes on the site. If the applicant changes the project without first obtaining
City approval, the applicant will be required to either: a) submit the change in
writing and cease all work on the project until either the Planning Commission
or staff has approved the change; or b) eliminate the change and submit the
proposed change in writing for review. The project will be reviewed for its
compliance to the approved plans prior to final inspection.
Exterior lighting shall be limited to 25 watts or less (incandescent equivalent,
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the
ground. Landscape lighting shall be limited to 15 watts (incandescent
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches
above the ground.

✔

10.

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

✔

11.

The Carmel stone façade shall be installed in a broken course/random or similar
masonry pattern. Setting the stones vertically on their face in a cobweb pattern

✔

9.

✔
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shall not be permitted. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards.
12.

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

✔

13.

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

✔

14.

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

✔

15.

This project is subject to a volume study.

✔

16.

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

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.

✔

N/A
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19a.

19b.

20.

21.

22.

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.
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.
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.
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 Condition

N/A

The applicant shall file a lot merger with the City and Monterey County prior to
the issuance of the building permit.

✔

✔

N/A

✔

*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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The proposed project is a remodel and expansion of the existing residence. The project includes the
following components: 1) addition of a 318-sq ft second story with a shed roof and west-facing
dormer, 2) construction of a new 242-sq ft detached one-car garage with board and batten siding
and a hipped roof, 3) removal of one arbutus tree to accommodate the new garage, 4) removal of
568 square feet of site coverage, including the existing arbor structure, 5) replacement of the
existing asphalt driveway with pavers and replacement “in-kind” of the asphalt driveway apron, 6)
replacement of the existing 6-ft grape stake fence with a 4-foot tall grape stake fence along the 8th
Avenue frontage, and 7) changes to certain exterior materials of the residence including the
following items:
a. Replacement of existing composition roofing with cedar shake roofing
b. repair and replacement of existing historic windows as needed,
c. new wood windows and shingle siding on the second story addition to match those installed
as part of a previously-approved addition at the rear of the home, and
d. wood French doors and metal guard railing on the north side of the proposed second-story
addition.
The Planning Commission reviewed and approved the conceptual design of this project on April 8,
2015. The proposed alterations to the existing residence were well received by the Commission. In
response to the privacy concerns raised by the northwest and east neighbors, the Commission, as
conditions of Concept Design Study approval, directed the applicant to work with the neighbors to
try to resolve these concerns. The Commission also noted concerns regarding potential effects to
the root system of a tree on the neighboring property to the west, and directed the applicant to
investigate relocating the proposed garage structure closer to the existing residence. After the April
8th Planning Commission meeting, staff was contacted by the property owner to the west regarding
impacts to the same tree. The Planning Commission noted that the privacy impact issues would be
revisited during the Tour of Inspection prior to consideration of the final design. The Planning
Commission further commented that exterior finish materials would be differentiated from the
historic portion of the residence by matching the non-historic portion of the residence, consistent
with the Determination of Consistency granted by the Historic Resources Board on February 26,
2015.
Staff Analysis:
Previous Hearing: The following is a list of recommendations and conditions of Concept Design
approval made by the Planning Commission and a staff analysis on how the applicant has or has not
revised the design to comply with the recommendations:
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1.

The applicant shall work with the owner of an adjoining parcel to the northwest to address
privacy impacts resulting from the size of the dormer windows on the second-story. Potential
design remedies may include reducing the glazing area and/or the use of obscured glass.

Analysis: The applicant has been in communication with the neighbor to the northwest: Tom
Ashburn, regarding his concerns of privacy issues from an existing window and from the windows
of the new addition. The applicant provided Mr. Ashburn with an opportunity to visit the project
site, and furnished a set of plans with a description of the project. According to the applicant, Mr.
Ashburn seemed satisfied with the current proposal. Staff has not received any further comments
from Mr. Ashburn.
2.

The applicant shall work with the owner of the adjoining parcel to the east to address
privacy impacts resulting from the east-facing second-story French doors and guard rail.

Analysis: The applicant has been in communication with the neighbor to the east, regarding their
concerns. The neighbor to the east also had privacy concerns related to the intended use of the
proposed east-facing second-story French doors and railing. The applicant provided plans
demonstrating that the railing is a guard rail protecting the doorway opening, and a balcony, where
people might congregate, is not proposed. Staff has not received any further comments from this
neighbor.
3.

The applicant shall consider relocating the proposed garage closer to the existing residence
to reduce impacts within the root zone of a tree located on the neighboring parcel west of
the site in proximity to the footprint of the proposed garage.

Analysis: The applicant contacted the City Forester to review the placement of the proposed
garage on the site. After the Planning Commission meeting, the property owner of the adjoining
parcel to the west, Alison Abbo, contacted staff with concerns regarding potential impacts to the
tree on her property that is in proximity to the proposed garage. The City Forester was contacted
by both the applicant and staff to discuss alternative placement of the garage to avoid excavation
impacts to the tree or alternative methods of foundation construction if needed. The City Forester
found that the placement of the garage as currently proposed provides the greatest clearance of
significant tree root systems on and off the site, and has recommended Special Condition #22 to
better ensure that the off-site tree is protected during construction. Ms. Abbo appeared to be
satisfied with this response.
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4.

While not included in the Planning Commission’s motion, comments made by Commissioners
during the meeting noted that the proposed exterior materials shall differentiate between
historic and non-historic (previously-altered) portion of the historic resource.

Analysis: Staff has reviewed the Final Design Study plans. The applicant proposes to install wood
windows with trim and sills to match the existing wood windows currently located at the nonhistoric rear of the residence. Window cut sheets and architectural details have been provided on
Sheet 12 of the plan set (Attachment D).
PROJECT DATA FOR THE 6,700-SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

2,653.2 sf (39.6%)

2,292 sf (34.2%)

2,652 sf (39.6%)

Site Coverage

852 sf (12.7%)*

1,683 sf (25.1%)

852 sf (12.7%)

Ridge Height
(1st/2nd)

18 ft/ 24 ft

14.71 ft/NA

No change/24 ft

Plate Height (1st/2nd) 12 ft/ 18 ft

8.06 ft/NA

No change/16.44
ft

Setbacks

Minimum Required

Existing

Proposed

Front

15 ft

27 ft 6 in (house)

22 ft (garage)

Composite Side Yard >17 ft (25%)

30 ft 6 in (43%)

23 ft 6 in (33.1%)

Minimum Side Yard

3 ft

3 ft

No change

Rear

3 ft./15 ft**

3 ft 6 in

No change

* Allowable site coverage with bonus, if 50% or more of the site coverage is permeable.
**The rear setback is three feet for those portions of structures less than 15 feet in height.

Other Project Components:
Fencing: The existing six-foot high grape stake fence along the south (front) property line would be
replaced with a new four-foot grape stake fence. The existing fence along the west, north, and east
property lines (associated with DS 14-15 approved February 25, 2014) would remain unchanged.
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Exterior Lighting: Carmel Municipal Code (CMC) Section 15.36.070.B. provides exterior lighting
requirements for the R-1 Zoning District. This section requires that the exterior wall-mounted
lighting not to exceed 25 Watts incandescent equivalent (i.e., approximately 375 lumens) per
fixture. The project includes new exterior lighting fixtures on the entrance and side door of the
garage.
Lighting locations are shown on the proposed site plan (Sheet 2), and elevations (Sheet 5). Lighting
specifications are included on Sheet 12 of the proposed plans. The lighting specifications show that
the proposed carriage lamp bulb sockets are rated at 60 watts; however, as noted on Sheet 5, 25
watt incandescent bulbs with a luminosity of 180 lumens are proposed within the fixtures.
Therefore, the proposed exterior lighting meets the City’s exterior lighting requirements.
Finish Materials: Residential Design Guideline 9.2 states an objective to: “Avoid Visual Complexity.
Too many different materials or excessive details create a busy appearance and should be
simplified.”
The proposed exterior finishes are a combination of uncomplicated wood board and batten and
shingle siding to mimic the exterior materials and finishes present on the existing residence. The
general concept of proposed exterior materials finishes would be consistently applied throughout
the addition and garage, and therefore, the proposed finishes do not create a “busy” appearance
and would be consistent with the objectives of Design Guideline 9.2.2.
Residential Design Guideline 9.4 states that "when design details and surface materials are
selected, they should be used throughout the full exterior of the building to maintain consistency."
The proposed project includes the use of wood cedar shake roofing materials on the addition and
also proposes replacing the existing composition shingle roofing materials with cedar shake for
consistency. The plans note that all new windows and doors would match the “colors, materials,
and styles” of existing windows and doors on the north elevation. These finishes are shown on the
proposed elevations on Sheet 5 of the plan set, and architectural details are provided on Sheet 12
of the proposed plans. The proposed shingle siding on the second-story addition mimics the
dimensions of existing shingles at the rear of the residence. These dimensions are smaller in size
and with a denser pattern than the “barn shingle” style on the historic residence, and thus, are
differentiated from the historic siding materials. Likewise, board and batten siding is proposed for
the new garage, which also is differentiated from the existing materials and finishes of the historic
building, consistent with the Secretary of the Interior’s standards.
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A “salvage and reuse plan” is required for this project to clearly indicate that existing materials (i.e.,
siding, windows, doors) shall be: 1) preserved, 2) repaired when preservation is not possible, and 3)
replaced in-kind only when absolutely necessary. All repaired and replaced windows are to be, to
the extent feasible, replaced with available historic building materials, and where necessary to
match the material and design of the existing historic windows. Special Condition #23 is included to
ensure implementation of these requirements of the HRB.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) – Existing Facilities. The project has been determined to be
consistent with the Secretary of the Interior’s Standards for the Treatment of Historic Properties
with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings
(1995). Additionally, the proposed alterations to the residence do not present any unusual
circumstances that would result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Project Plans
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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.
Additionally, conditions of approval are required to ensure that construction

✔
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impacts would not occur to significant trees resulting from excavation for the new
garage and resurfaced driveway.
8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

✔

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

✔

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

✔

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

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
Coastal Development Findings (CMC 17.64.B.1):
13. Local Coastal Program Consistency: The project conforms with the certified
Local Coastal Program of the City of Carmel-by-the Sea.

✔
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No.

Conditions of Approval
Standard Conditions

1.

Authorization: As shown on the approved plans, this approval of Design Study
(DS 14-99) authorizes: 1) addition of a 318-sq ft second story with a shed roof
and west-facing dormer, 2) construction of a new 242-sq ft detached one-car
garage with board and batten siding and a hipped roof, 3) removal of one
arbutus tree to accommodate the new garage; removal of 568 square feet of
site coverage, including the existing arbor structure, 4) replacement of the
existing asphalt driveway with pavers, 5) replacement “in-kind” of the asphalt
driveway apron, 6) replacement of the existing 6-ft grape stake fence with a 4foot tall grape stake fence along the 8th Avenue frontage, and 7) changes to
certain exterior materials of the residence including the following items:
a. Replacement of existing composition roofing with cedar shake roofing;
b. repair and replacement of existing historic windows as needed,
c. new wood windows and shingle siding on the second story addition to
match those installed as part of a previously-approved addition at the
rear of the home, and
d. wood French doors and metal guard railing on the north side of the
proposed second-story addition.

✔

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 shall be shown on a landscape plan and shall be submitted
with the construction plan set 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 ivy
will be removed from the site; 2) all new landscaping shall be 75% droughttolerant; and 3) landscaped areas shall be irrigated by a drip/sprinkler system
set on a timer.

✔
✔
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5.

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

6.

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

7.

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

8.

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

9.

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

✔

10.

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

N/A

11.

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

N/A

✔
✔

✔

✔

67

DS 14-99 (Ryan)
June 10, 2015
Conditions of Approval
Page 3

by planning staff on site to ensure conformity with City standards.
12.

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

13.

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

14.

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

15.

This project is subject to a volume study.

16.

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

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.
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

✔

19a.

✔

✔

✔

✔
N/A

N/A

68

DS 14-99 (Ryan)
June 10, 2015
Conditions of Approval
Page 4

19b.

20.

21.

22.

23

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.
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.
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.
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
Prior to the onset of excavation for the garage and pavement removal, a trench
shall be hand-excavated along the west line of the garage footprint and
driveway under the direction of the City Forester. The intent of this condition of
approval is to ensure that project-related impacts to the tree on the adjacent
parcel to the west are avoided. Construction activities on the main structure
would be able to proceed while, or prior to, meeting this condition of approval.
Prior to issuance of the building permit, a “salvage and reuse plan” is required
for this project to clearly indicate that existing materials (i.e., siding, windows,
doors) shall be: 1) preserved, 2) repaired when preservation is not possible, and
3) replaced in-kind only when absolutely necessary. All repaired and replaced
windows are to be, to the extent feasible, replaced with available historic
building materials, and where necessary to match the material and design of the
existing historic windows.

✔

✔

✔

✔
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*Acknowledgement and acceptance of conditions of approval.
______________________
Property Owner Signature

__________________
Printed Name

__________
Date

Once signed, please return to the Community Planning and Building Department.

70

Attachment D

71

72

73

74

75

76

77

78

79

80

81

82

83

BD 15-173 (Ferguson)
June 10, 2015
Staff Report
Page 2

associated staff report, included as Attachment A). Staff has reviewed the location of the bench and
is in support of the location. The bench is proposed to be located on the east side of the path and the
applicants are requesting a bench with a stone foundation and a wood seat and back to match the
adjacent bench to the North.
The applicant is requesting a plaque on the bench with the following text:
Memories of Sunsets and Xanadu Blue
Always in my Heart
Lady Harriet Ferguson, 2015
Staff Analysis:
The City’s Public Way Design Standards indicate that the Planning Commission has discretion over the
design and siting of furniture in the public Right-of-Way. The Commission should consider whether
the location and design are appropriate and whether it serves a public need. The City’s Acceptance of
Donations and Gifts to the City Policy (No. C89-41) requires that memorial benches be adopted by
someone or memorialize someone who lives in Carmel-by-the-Sea.
Staff has reviewed the proposed dedication and determined that it does meet the requirements as a
memorial donation to the City. Lady Harriet Ferguson has been a property owner in Carmel-by-theSea since 1975, and is the owner and creator of the home called “Xanadu” along Scenic Ave. Lord
and Lady Ferguson were the first couple to be married on the 18th Hole at the Lodge in Pebble Beach
in 1978, and were both prominent artists working from their home in Carmel-by-the-Sea. At their
“Xanadu” House, they held many prominent events at their home in Carmel throughout the 1970s
and 1980s.
Site photographs of the proposed bench location are included as Attachment C, while an aerial
photograph of the proposed location is included as Attachment D. As noted previously, the proposed
location conforms to one of the six sites for future benches recommended by the Forest and Beach
Commission. Staff recommends that the Planning Commission consider the appropriateness of this
site in adjacent to existing benches along the Scenic Pathway. Additionally, staff recommends that
the Planning Commission consider the appropriateness of the style of the proposed bench to
complement the existing styles along Scenic Ave.
Alternatives:
If there are concerns about the siting of this bench or the style of the bench, the Commission could
provide direction on a suitable alternative, or the Commission could deny the application. The
Commission could also direct staff to work with the applicant to find a more suitable location.
Currently-recommended Locations #6 and #12 have been identified for dedication sites for other
pending applications; however, all other Forest and Beach Commission-recommended locations
remain available.
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Environmental Review:
The proposed project is categorically exempt from CEQA requirements, pursuant to Section 15303
(Class 3) of the State CEQA Guidelines– Construction or modification of a limited number of new or
existing small structures. The proposed bench does not present any unusual circumstances that
would result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•

Attachment A – July 28, 2011 Forest and Beach Commission Staff Report
Attachment B – 2014 Scenic Road Bench Map
Attachment C – Site Photographs
Attachment D – Aerial Map
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Attachment B: Scenic Road Bench Map

Previously Adopted Location
BD 14-01 (Fronterhouse)
Previously Adopted Location
BD 15-015
Proposed Location

Previously Adopted Location
BD 14-02 (Rowedder)
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Proposed Location
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final local action by the City. The event will also require a Special Event Permit from the City
Community Activities staff.
Staff Analysis:
CDP Requirement: The City’s Municipal Code does not typically require a CDP for temporary
events. However, as noted above, certain events do require a CDP. The most pertinent section
of the Municipal Code for this determination is Section 17.52.100.I, which sets forth several
criteria that must be met for an event to be exempt from a CDP. The proposed event does not
comply with the second criteria, as the proposed location is not “remote with minimal demand
for public use.” Through the review of the CDP, there is a public hearing to provide an
opportunity for public comment, and the Commission may include conditions of approval to
reduce impacts of the event, including those on coastal resources.
Impacts on Coastal Recreation: The event would occupy a substantial area of the 13th Avenue
Cove, a popular area for beach-goers at Carmel Beach. The dinner is from 6 pm to 10 pm;
however, the set-up is proposed to start at 8 am, which will restrict public use of this area for
most of the day. The Commission may want to apply a condition of approval to limit the
allowed set-up times. Impacts on coastal access parking are also not anticipated, as most
guests will walk to the event from the Playa Hotel, and a parking shuttle is proposed to pick up
guests following the event.
Impacts on Other Coastal Resources: As the event is temporary in nature, with no gaspowered equipment or other hazardous materials and a full site clean-up required by the
associated Special Event Permit, no impacts on other coastal resources are anticipated.
Compliance with Beach Overlay Requirements: The City’s Municipal Code Section 17.20.200.L
sets forth a prohibition on commercial activities in the beach and shoreline areas, including the
Del Mar Parking Lot. This section of the Municipal Code states:
17.20.200.L. Commercial Activity Prohibited on Carmel Beach Lands. It is unlawful to
conduct sales or undertake commercial activities on Carmel Beach, along the bluff, or in
Del Mar parking area west of Scenic Road.
The Commission conducted an Administrative Determination last year to provide guidance to
staff on what types of beach activities and events would be consistent with this Municipal Code
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provision and determined that beach events for festivals would not be in conflict with Section
17.20.200.L.
Alternatives: Staff recommends approval of CDP 15-122. Draft findings of approval and draft
conditions of approval are included as Attachments C and D, respectively. As noted above, the
Commission may include any appropriate additional conditions of approval. Should the
Commission have objections to the event, the Commission may also deny the application. Staff
does not recommend continuing the item, as this would likely make it difficult to get through
the entire permit process (and appeal periods) sufficiently in advance of the event.
Environmental Review: The proposed event is categorically exempt from CEQA requirements,
pursuant to Section 15304 (Class 4) – Minor Alterations to Land. Item (e) in this categorical
exemption is for minor temporary use of land having negligible or no permanent effects on the
environment. The proposed event would last approximately four hours not including set-up
and breakdown, which would occur that same day. It does not present any unusual
circumstances that would result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•
•

Attachment A – Project Description and Site Plan Sketch
Attachment B – CMC Sections 17.20.150 and 17.52.100
Attachment C – Findings
Attachment D – Conditions of Approval
Attachment E – Correspondence Received

95

96

97

98

Attachment B – Pertinent Excerpts of the Carmel Municipal Code

17.20.150 Coastal Development Permit Required.
Unless exempted by CMC 17.52.100, Development Excluded from Coastal Permit Requirements, all new
development, as defined by Chapter 17.70 CMC, shall require a coastal development permit, in addition to any
other permit(s) required by law. Development undertaken pursuant to such a permit shall conform to the plans,
specifications, terms and conditions approved in granting the permit. Notice, hearing and appeal procedures
shall be established in Chapter 17.52 CMC, Permit Procedures, and Chapter 17.54 CMC, Appeals.

17.52.100 Development Excluded from Coastal Permit Requirements.
This section provides a list of classes and types of development that do not require a coastal development
permit. Each exemption in this list also contains limits that specify when the exemption does not apply. The
following projects are exempt from the requirement to obtain a coastal development permit:
A. Categorically Excluded Development. Projects or activities specifically identified in a Categorical Exclusion
Order certified by the California Coastal Commission consistent with Public Resources Code 30610(e) are
exempt from coastal development permit requirements.
B. Improvements to Existing Single-Family Residences. Except as provided in subsection (D) of this section,
improvements to existing single-family residences are exempt from coastal development permit requirements.
For purposes of this section, the terms “improvements to existing single-family residences” includes all fixtures
and structures directly attached to the residence and those structures normally associated with a single-family
residence, such as garages, swimming pools, fences, storage sheds and landscaping. Unless specified in a
categorical exclusion order as described in subsection (A) of this section, this exemption for single-family
residences shall not apply to establishment of any guesthouse or any Class III Subordinate Unit, nor to any of
the classes or types of development identified in subsection (D) of this section.
C. Other Improvements. Except as provided below in subsection (D) of this section, improvements to any
structure other than a single-family residence or a public works facility are exempt from coastal development
permit requirements. For purposes of this section, where there is an existing structure, all fixtures and other
structures directly attached to the structure and all landscaping shall be considered a part of that structure.
D. Limits on Exemptions for Single-Family Residences and other Improvements.

99

Attachment B – Pertinent Excerpts of the Carmel Municipal Code

1. Improvements to a structure if the structure or improvement is located: on a beach, in a
wetland, seaward of the mean high tide line, in an environmentally sensitive habitat area, in an
area designated as highly scenic in a certified land use plan, or within 50 feet of the edge of a
coastal bluff;
2. On property not included in subsection (D)(1) of this section, that is located within those
portions of the beach and riparian overlay district that are west of North San Antonio Avenue or
west of Carmelo Street;
3. Any significant alteration of landforms including removal or placement of vegetation on a
beach, wetland, or sand dune, or within 50 feet of the edge of a coastal bluff, or in
environmentally sensitive habitat areas;
4. The expansion or construction of water wells or septic systems;
5. In areas which the City or Coastal Commission has declared by resolution after public
hearing to have a critically short water supply that must be maintained for the protection of
coastal resources or public recreational use, the construction of any specified majority water
using development not essential to residential use, including but not limited to swimming pools,
or the construction of extension of any landscaping irrigation system or other improvement or
activity inconsistent with the City’s water management plan (Chapter 17.50 CMC);
6. On property located in significant scenic resources areas City-wide as designated by the City
or Coastal Commission, any improvement that would:
a. Result in an increase of 10 percent or more of internal floor area of an existing
structure, or
b. Result in an additional improvement of 10 percent or less where an improvement to the
structure has previously been undertaken pursuant to this section or Public Resources
Code Section 30610(a), or
c. Result in an increase in height of an existing structure by more than 10 percent, and/or
d. Would add any significant nonattached structure such as garages, fences, shoreline
protective works or docks;
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7. Any improvement where the development permit issued for the original structure by the
Coastal Commission, regional Coastal Commission, or City indicated that any future
improvements would require a coastal development permit.
E. Repair and Maintenance Activities. Repair or maintenance activities that do not result in an addition to, or
enlargement or expansion of, the object of those repair or maintenance activities. The exemption provided in
this section shall not apply to the following extraordinary methods of repair and maintenance which require a
coastal development permit because they involve a risk of adverse environmental impact:
1. Any method of repair or maintenance of a seawall, revetment, bluff retaining wall, breakwater,
groin, culvert, outfall, or similar shoreline work that involves:
a. Repair or maintenance involving substantial alteration of the foundation of the protective
work including pilings and other surface or subsurface structures;
b. The placement, whether temporary or permanent, of rip-rap, artificial berms of sand or
other beach materials, or any other forms of solid materials, on a beach or in coastal
waters, streams, wetlands, estuaries and lakes or on a shoreline protective works;
c. The replacement of 20 percent or more of the materials of an existing structure with
materials of a different kind; or
d. The presence, whether temporary or permanent, of mechanized construction equipment
or construction materials on any sand area, bluff, or environmentally sensitive habitat
area, or within 20 feet of coastal waters or streams.
2. Any method of routine maintenance dredging that involves:
a. The dredging of 100,000 cubic yards or more within a 12-month period;
b. The placement of dredged spoils of any quantity within an environmentally sensitive
habitat area, on any sand area, within 50 feet of the edge of a coastal bluff or
environmentally sensitive habitat area, or within 20 feet of coastal waters or streams; or
c. The removal, sale, or disposal of dredged spoils of any quantity that would be suitable
for beach nourishment in an area the City or the Coastal Commission has declared by
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resolution to have a critically short sand supply that must be maintained for protection of
structures, coastal access or public recreational use.
3. Any repair or maintenance to facilities or structures or work located in an environmentally
sensitive habitat area, any sand area, within 50 feet of the edge of a coastal bluff or
environmentally sensitive habitat area, or within 20 feet of coastal waters or streams that
include:
a. The placement or removal, whether temporary or permanent, of loose rip-rap, rocks,
sand or other beach materials or any other forms of solid materials;
b. The presence, whether temporary or permanent, of mechanized equipment or
construction materials.
4. All repair and maintenance activities that are not exempt shall be subject to the LCP permit
regulations, including but not limited to the regulations governing administrative and emergency
permits. The provisions of subsection (C) of this section shall not be applicable to those
activities specifically described in the document entitled “Repair, Maintenance and Utility
Hookups,” adopted by the Coastal Commission on September 5, 1978, unless a proposed
activity will have a risk of substantial adverse impact on public access, environmentally sensitive
habitat area, wetlands, or public views to the ocean.
5. Unless destroyed by natural disaster, the replacement of 50 percent or more of a singlefamily residence (as measured by 50 percent of the exterior walls), seawall, revetment, bluffretaining wall, breakwater, groin or any other structure is not repair and maintenance but instead
constitutes a replacement structure requiring a coastal development permit.
F. Utility Connections. The installation, testing, and placement in service or the replacement of any necessary
utility connection between an existing service facility and any development which has been granted a valid
coastal development permit; provided, however, that the City may, where necessary, require reasonable
conditions to mitigate any adverse impacts on coastal resources, including scenic resources.
G. Structures Destroyed by Natural Disaster. The replacement of any structure, other than a public works
facility, destroyed by a disaster; provided, that the replacement structure meets all the of the following criteria:
1. It is for the same use as the destroyed structure;
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2. It does not exceed either the floor area, height, or bulk of the destroyed structure by more
than 10 percent; and
3. It is sited in the same location on the affected property as the destroyed structure.
As used in this section, “structure” includes landscaping and any erosion control structure or device which is
similar to that which existed prior to the occurrence of the disaster.
H. Repair, Maintenance and Utility Hook-Up Exclusions. Repair and maintenance activities, specifically
described in the document adopted by the Coastal Commission on September 5, 1978, titled “Repair,
Maintenance and Utility Hook-Up Exclusions from Permit Requirements” unless the proposed activity will have
a risk of substantial adverse impact on public access, environmentally sensitive habitat area, wetlands or public
views to the ocean.
I. Temporary Event. Temporary events as defined in this title and which meet all of the criteria in subsections
(I)(1) through (I)(4) of this section:
1. The event will not occur between Memorial Day weekend and Labor Day or if proposed in this
period will be of less than one day in duration including set-up and take-down; and
2. The event will not occupy any portion of a publicly or privately owned sandy beach or park
area; public pier, public beach parking areas or the location is remote with minimal demand for
public use, and there is no potential for adverse effect of sensitive coastal resources; and
3. A fee will not be charged for general public admission and/or seating where no fee is
currently charged for use of the same area (not including booth or entry fees); or, if a fee is
charged, it is for preferred seating only and more than 75 percent of the provided seating
capacity is available free of charge for general public use; and
4. The proposed event has been reviewed in advance by the Director and the Director
determined that it meets the following criteria:
a. The event will result in no adverse impact on opportunities for public use of or access to
the area due to the proposed location and or timing of the event either individually or
together with other temporary events scheduled before or after the particular event;
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b. There will be no direct or indirect impacts from the event and its associated activities or
access requirements on environmentally sensitive habitat areas, rare or endangered
species, significant scenic resources, or other coastal resources as defined in this title;
c. The event has not previously required a coastal development permit to address and
monitor associated impacts to coastal resources. For all other proposed temporary events,
a coastal development permit must be obtained prior to the event.
J. Record of Permit Exemptions. The Planning Director shall maintain a record of all those developments within
the Coastal Zone that have been authorized as being exempt from the requirement for a coastal development
permit pursuant to this chapter. This record shall be available for review by members of the public and
representatives of the California Coastal Commission. The record of exemption shall include the name of the
applicant, the location of the project, and a brief description of the project and why the project is exempt. (Ord.
2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004).
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DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR APPROVAL
Application: CDP 15-122
APN: N/A, Carmel Beach
th
Location:
13 Ave. Cove on Carmel Beach northwest of 13th and Scenic
Applicant:
Jim McGillem, Carmel Ideas Foundation

CONSIDERATION:
Consideration of Coastal Development Permit (CDP 15-122) for the 9th Annual Authors & Ideas
Festival Beach Event
FINDINGS OF FACT:
1.

On April 8, 2015, a Coastal Development Permit (CDP) application was filed by Jim
McGillem of the Carmel Ideas Foundation for the temporary use of the 13th Avenue
Cove for one-day dinner event on Carmel Beach.

2.

The event requires a Coastal Development Permit under Sections 17.20.150 and
17.52.100.I of the City’s Municipal Code because as the proposed location is not
“remote with minimal demand for public use.”

3.

A public hearing was held by the Planning Commission on June 10, 2015, for
consideration of the CDP, with notice of said hearing published in the Carmel Pine Cone
at least 10 days prior to the public hearing.

4.

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

FINDINGS FOR APPROVAL:
After taking public testimony and hearing evidence from the City staff, the Planning
Commission makes the following findings:
1.

The project, as conditioned, is consistent with the General Plan of the City of Carmel,
including the Local Coastal Program and Title 17 (Zoning) of the City Municipal Code. In
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compliance with the City’s requirements, a Coastal Development Permit has been
requested and is approved.
2.

The proposed project is consistent with the land use designation of the site.

3.

The proposed project, as conditioned, will not generate adverse impacts to Carmel
Beach or surrounding properties.

4.

The proposed project, as conditioned, will not be injurious to public health, safety or
welfare.

5.

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

6.

The documents and other materials that constitute the record of proceedings upon
which this decision is based are in the custody of the Community Planning and Building
Department of the City of Carmel-by-the-Sea located at Monte Verde Street between
Ocean and 7th Avenues, Carmel-by-the-Sea, California, 93921.
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Attachment D – Conditions of Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
Application: CDP 15-122
APN: N/A, Carmel Beach
Location:
13th Ave. Cove on Carmel Beach northwest of 13th and Scenic
Applicant:
Jim McGillem, Carmel Ideas Foundation

AUTHORIZATION:
1.

The use of the Del Mar Parking Lot for the finish line and related post-race activities is
authorized for an annual run/walk event: Run in the Name of Love. The race is a onehalf day event with approximately 1000 participants. It takes place in July of each year
and is affiliated with the Big Sur International Marathon.

2.

Equipment includes tables, chairs, and related furniture, and shall substantially conform
to the set-up sketch provided with the application.

3.

Set-up shall commence at approximately 8:00 am the morning of the event, and breakdown shall be complete by approximately 11:00 pm. No advance reservation of the
beach area is authorized.

4.

The event shall not block access down to the beach from the 13th Avenue Stairs, and
lateral access along the beach landward of the intertidal zone shall be provided at all
times.

5.

The initial term of this permit is for 3 years (through September of 2017). Following the
third year and before a fourth-year event is approved, the item shall return to the
Planning Commission for discussion on any issues or suggested improvements. The
Planning Commission may add or amend the conditions of approval, or may decline to
extend the permit. Should there not be any issues, the permit may be extended for the
life of the event or for some other term acceptable to the Planning Commission.

SPECIAL CONDITIONS:
6.

For each year of the event, the applicant shall obtain a Special Event Permit from the
City’s Library and Community Activities Department prior to the event, and provide a
copy of the issued Special Event Permit to the Community Planning and Building
Director at least one week in advance of the event. The applicant shall comply with the
requirements of the Special Event Permit, including those related to post-event break-
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down and clean up, trash and recycling removal, and pick-up of equipment and portapotties.
7.

Following each year of the event, a post-event meeting or teleconference with the
appropriate City staff shall be scheduled by the applicant to review the event and
address any permit compliance issues.

8.

In the event that the City receives multiple (3 or more) complaints including but not
limited to those regarding violations of the conditions of this permit, the permit shall be
scheduled for reconsideration by the Planning Commission. The reconsideration of the
permit may include revision of the event or its conditions of approval up to and
including possible revocation of the permit.
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The new 5th Avenue monument sign would be a 6-square foot single-sided sign supported by
two 4-inch by 4-inch wood posts that would be 3-ft in height. The sign would be installed in an
existing planter box near the southwest corner of 5th and Junipero. The new monument sign
would have a painted black background with routed white lettering. This sign would also
include the business name along with the text “Restaurant ● Libations.” Both signs would be
constructed of wood and would be located near one of the three entrances (see Attachments A
and B).
Staff analysis:
Purpose: Carmel Municipal Code (CMC) Section 17.40.010 encourages: “business signs that are
simple in graphic design, informative of the business use, and compatible in color and design
with adjoining structures.” CMC 17.40.030.C restricts administrative (staff-level) approval of
business signs to a single sign for each business.
Permit Process: CMC 17.40.020.B Planning Commission Approval, states:
Signs which, in the opinion of the Director, require exception from the standards described in
this chapter shall be reviewed by the Planning Commission. The Planning Commission also shall
review all business signs painted, etched or otherwise applied to glass, all signs made of plastics,
fabric or imitation wood and all signs of architectural, cultural, and historical significance. The
Commission may grant exceptions only to the number, location, and design of business signs.
The following criteria must be satisfied to grant the exception:
1. Number. Additional business signs may be permitted in unusual circumstances such as,
but not limited to, a business that has entrances on two different public rights-of-way.
2. Location. Signs shall clearly identify the business entrance. Signs shall be pedestrianoriented except for gas stations and motels that are recognized by the City as
predominately vehicle-oriented business. Clutter from business signs at street frontages
shall be avoided. Sign clutter along street frontages from multiple businesses within a
courtyard or building shall be avoided.
3. Design. Any exceptions to design standards shall retain compatibility with the design,
color, and scale of the building.
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Business Signs: CMC 17.40.030 states that business signs shall be:
1. Informative of the business name and use. The business name shall be the primary
design feature on the sign, and all logos and other graphics shall be subordinate to the
business name;
2. Simple in design. Any creative graphic depictions should be related to the business use
and in scale with sign text;
3. Oriented toward the pedestrian environment within the commercial district;
4. Compatible in design, color, size and scale to the business storefront, adjoining
structures and surroundings; and
5. Made of permanent and natural materials such as wood, wrought iron, ceramic or stone
unless otherwise approved by the Planning Commission.
Staff is referring the Commercial Sign application to the Planning Commission because the
proposed signs exceed City staff’s administrative approval authority for two main criteria:
1. More than one sign is proposed.
2. The locations of the proposed signs are not as close as possible to the business
entrance.
In addition, the applicant is requesting an exception to the location standard for exterior
business signs (CMC 17.40.030.C). According to the location standards for exterior signs,
hanging signs are required to maintain a 7-ft vertical clearance from the sidewalk for
pedestrians. The applicant would like to keep the existing bracket for the replacement sign in
its existing location, which is approximately 5-inches below the required 7-ft vertical clearance.
The Planning Commission may grant exceptions to the location of business signs as long as the
criteria for “Location” is met (See Attachment E - CMC 17.40.020 Permit Process). The
appropriateness of a deviation from the City’s 7-ft clearance requirement at the specific
location of the sign should be evaluated during the tour of inspection.
Staff supports the proposed second sign, a monument sign, due to the relatively low visibility of
the existing hanging sign from Junipero. However, staff suggests the Planning Commission
consider the proposed size of the new monument sign during the Tour of Inspection to
determine if it is in scale with the existing setting.
In addition, staff has added a Condition of Approval to ensure that the proposed monument
sign complies with the City’s sign standards with respect to height.
Alternatives: The Planning Commission may approve the applicant’s proposed commercial
signage including the Conditions of Approval, or with revisions, including a reduced size for the
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monument sign. The Commission may also deny the request, or continue the item with
direction on revisions.
Environmental Review: The application qualifies for a Class 11 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15311 of the
State CEQA Guidelines. Class 11 Exemptions include placement of minor structures accessory to
existing commercial, industrial, or institutional facilities, including on-premise signs. The
proposed signage does not present any unusual circumstances that would result in a potentially
significant environmental impact.
ATTACHMENTS:
•
•
•
•
•

Attachment A – Site Photographs
Attachment B – Proposed Sign Renderings
Attachment C – Site Plan
Attachment D – Conditions of Approval
Attachment E – CMC Section 17.40.020 Permit Process
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Attachment B - Sign Renderings
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Attachment C - Site Plan
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Attachment D
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
SI 15-144
The Forge
Junipero 1 SW of 5th
Block 58, Lots 13 & 15
APN: 010-146-002 & 010 146-017
AUTHORIZATION:
1.
Sign Permit (SI 15-144) authorizes the replacement of one hanging sign on Junipero and a
new monument sign in a planter box on the Junipero frontage near the southwest corner
of Junipero and 5th for The Forge, as detailed and described in application SI 15-144, and
the approved plans of June 10, 2015. The replacement sign material is a double-sided
hanging wood sign that will be secured on the existing bracket. The sign is 18” x 24” in area
(3 sq. ft.) and approximately 1.5” thick. The new monument sign material is a double-sided
that will be supported by two 3-foot 4-inch by 4-inch posts. The new monument sign is 24”
x 36” in area (6 sq ft) and approximately 1.5” thick. Both signs will have a black background
and have routed white lettering that includes the restaurant name “The Forge” and the
text “Restaurant ● Libations.”
SPECIAL CONDITIONS:
2.
The new monument sign shall comply with the City’s standards in Section 17.40.030.C,
which requires monument signs to be mounted no higher than 3-ft from the ground.
3.

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

*Acknowledgement and acceptance of conditions of approval.
________________________
Owner/Applicant Signature

____________________
Printed Name

___________
Date

Once signed, please return to the Community Planning and Building Department.
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Attachment E - Carmel Municipal Code Section
17.40.020 Permit Process.
A. Administrative Approval. Upon submittal of an application, the following signs may be approved by the
Director: business signs, temporary business signs, business directories, menu boxes, take-away menu
holders, real estate signs in the public right-of-way, and parking signs. In order to be approved, these signs
must satisfy the purpose, objectives, and standards described in this chapter. At least once each year the
Director shall report to the Planning Commission on the business signs, directories, menu boxes and takeaway menu holders that have been approved through the administrative process.
B. Planning Commission Approval. Signs which, in the opinion of the Director, require exception from the
standards described in this chapter shall be reviewed by the Planning Commission. The Planning Commission
also shall review all business signs painted, etched or otherwise applied to glass, all signs made of plastics,
fabric or imitation wood and all signs of architectural, cultural, and historical significance. The Commission may
grant exceptions only to the number, location and design of business signs. The following criteria must be
satisfied to grant the exception:
1. Number. Additional business signs may be permitted in unusual circumstances such as, but
not limited to, a business that has entrances on two different public rights-of-way.
2. Location. Signs shall clearly identify the business entrance. Signs shall be pedestrianoriented except for gas stations and motels that are recognized by the City as predominantly
vehicle-oriented business. Clutter from business signs at street frontages shall be avoided. Sign
clutter along street frontages from multiple businesses within a courtyard or building shall be
avoided.
3. Design. Any exceptions to design standards shall retain compatibility with the design, color,
and scale of the building.
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and would include a section that meets ADA requirements. A floor plan of the subject
commercial space is included as Attachment G.
On June 12, 2012, the Planning Commission approved a Use Permit (UP 12-3) for Mr. Franscioni
to open a retail wine shop with an ancillary use of art sales. The shop is located on Dolores
Street three northeast of Seventh Avenue, in the kiosk adjacent to the Tuck Box restaurant.
The wine shop was not permitted to have a tasting component, as there were already five
tasting rooms on the “block” and the Commission did not want to approve a sixth tasting room,
which would have been inconsistent with the Wine Tasting Policy. The staff report and
conditions for this Use Permit are included as Attachment E. Staff notes that there have been
some compliance issues with this other establishment’s operation and conditions of approval,
with regard to serving wine from the kiosk. Mr. Franscioni has indicated that he would close
this wine shop if the new wine tasting room is approved.
Staff analysis:
Use Permit: CMC 17.14.040.B requires a Use Permit to be obtained for an ancillary use of 10%
or more of the floor area of the primary use. In this case, the primary use would be retail sale
of wine and the ancillary use would be wine tasting. The criterion for allowing an ancillary use
is that it is compatible with the primary use. The Commission has determined in the past that
wine tasting is an acceptable ancillary use to the retail sales of wine.
Revised Wine Tasting Policy: The City Council adopted a revised Wine Tasting Policy on March
3, 2015, which is included as Attachment A.
Below is a summary of several of the key
components of the adopted wine tasting policy followed by an analysis of the proposal’s
compliance with the policy.
•

Wines originating from Monterey County Vineyards and Wineries and locating their offsite tasting rooms in Carmel are desired and strongly encouraged. The tasting room
should have a Duplicate Type 02 ABC license of a primary Type 02 ABC licensed winery
located within Monterey County. All wines stored, displayed, and offered for sale and
tasting should have been produced in a Type 02 Bonded Winery located in Monterey
County with the vast majority (i.e. 75% or more) from grapes grown in Monterey County.
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Analysis: As indicated in the applicant’s letter (Attachment D), the duplicate Type 02 license for
the wine tasting room would come from the Type 02 licensed winery that is based in Monterey
County. The applicant notes that 100% of the wines grown and produced would be from
Monterey County as well.
•

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

Analysis: This Use Permit (UP 15-134) application would count as one of the three permits
allowed annually. The proposed location of the wine tasting room is south of Ocean Avenue,
which is inconsistent with the Policy. Staff notes that the City Council recently denied a Use
Permit (UP 14-02) application for Tudor Wines, in part because it was located south of Ocean
Avenue. Other reasons for the denial included the small size of the space and its layout, which
were determined to be inconsistent with the Wine Tasting Policy.
One component of the revised policy is to encourage new wine shops to be located north of
Ocean Avenue. The Commission should consider this guideline as it relates to the proposal for
a new tasting room.
•

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

Analysis: The applicant has indicated to staff that no special events such as wine club meetings,
promotional events, or associated functions will occur at the establishment. Condition #4 of
the Authorization states that only four special events per year are permitted, subject to written
authorization from the Community Planning and Building Director, but that no other additional
events are permitted.
•

•

In order to avoid the appearance of a bar, the wine tasting service and seating area
should generally be limited to no more than 30% of the floor area of the retail space.
The remaining area should primarily consist of wine-related retail display.
In general, the size of the retail and wine tasting area combined (office and storage
excluded) should be no larger than 1,000 square feet.
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Analysis: The size of the commercial space is approximately 492 square feet, which excludes
the storage rooms. The proposal includes a standing bar that is approximately 60 square feet in
size. Assuming an additional area for patrons standing at the bar, staff has determined that the
total tasting area would be 5’ x 22’ or 110 square feet, and this would comprise approximately
22% of the floor space. There would be no other tables or seats in the tasting room. The
proposal is consistent with the above policy guidelines.
•

•

•

Tasting should only involve traditional wine based products such as still wines, sparkling
wines or Port-type products, no other alcoholic beverages should be permitted to be
tasted or purchased.
The maximum serving size should be 2 ounces per serving. Customers should not be
permitted to drink bottles of purchased wine in the store and no wine tasting should take
place on public property.
Light snacks such as cheese, crackers, and bread may be served; however, meals are not
permitted.

Analysis: The business description, included as Attachment D, indicates compliance with all of
these requirements.
•

In order to encourage diversity and maintain a balanced mix of uses, no more than five
establishments offering tasting should be permitted within any standard two-block area.

Analysis: There are four wine tasting rooms in the subject two-block area, including Blair
Vineyards, Shale Canyon, Manzoni Cellars, and Dawn’s Dream Winery. Staff notes that
Nielsen’s Market also has a wine tasting component, but the business is not a tasting room.
The Commission should consider whether Nielsen’s Market should be considered a fifth tasting
establishment in this two-block area. If so, then there would five establishments, and any
additional establishment would be inconsistent with the policy recommendation of a maximum
of five.
•

Night time hours should generally be limited to no later than 9:00 p.m.

Analysis: Proposed hours are from 12:00 p.m. to 8:00 p.m. daily.
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Alternatives: Staff has prepared draft findings and conditions of approval for Commission
consideration based on the information submitted by the applicant. Special Condition #7 has
been drafted requiring the applicant to obtain a Monterey County based Duplicate Type 02 ABC
license, prior to implementation of the Use Permit. As an alternative, the Commission could
deny the application or request revisions if the Commission finds that the proposal is not
consistent with the Wine Tasting Policy or the finding required for granting a Use Permit.
Environmental Review: The application qualifies for a Class 3 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15303 of the
State CEQA Guidelines. Class 3 exemptions include projects involving limited new construction
projects and conversion of small structures. The proposed project does not present any
unusual circumstances that would result in a potential significant environmental impact.
ATTACHMENTS:
•
•
•
•
•
•
•

Attachment A – Wine Policy
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Applicant Business Description
Attachment E – ABC License Information
Attachment F – UP 12-3 Staff Report and Conditions
Attachment G – Project Plans
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Attachment B – Findings for Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR APPROVAL
UP 15-134
Ray Franscioni
RF Wines
San Carlos Street 2 NE of 7th Ave (Carmel Square Courtyard)
Block 77, Lot 16
APN: 010-141-005
CONSIDERATION:
Consideration of a Use Permit (UP 15-134) to establish a retail wine shop with wine tasting as an
ancillary use in an existing commercial space located in the Central Commercial (CC) Zoning District
RECITALS:
1.

The commercial space is located within the Carmel Square Courtyard on San Carlos Street
two parcels northeast of 7th Avenue. The commercial space is 492 square feet in size
excluding storage areas on the east end of the lease area.

2.

The proposed uses are classified as follows according to the North American Industrial
Classification System (NAICS):
Primary Use
Retail Sales – 78% (wine, wine related merchandise)
Ancillary Use
Wine Tasting – 22%

3.

Carmel Municipal Code (CMC) Section 17.14.040 requires a Use Permit for proposed
ancillary uses of 10% or more. Use Permits require action by the Planning Commission.

4.

The applicant applied for a Use Permit on April 20, 2015, to allow for retail wine sales with
wine tasting as an ancillary use.

5.

The City Council adopted a revised Wine Tasting Policy on March 3, 2015. This Use Permit
(UP 15-134) application for RF Wines is subject to the revised Wine Tasting Policy.

10.

The application qualifies for a Class 3 Categorical Exemption from the provisions of the
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California Environmental Quality Act (CEQA) pursuant to Section 15303 of the State CEQA
Guidelines. Class 3 exemptions include projects involving limited new construction projects
and conversion of small structures.
FINDINGS FOR DECISION:
1.

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

2.

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

3.

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.

4.

The proposed use will not make excessive demands on the provision of public services,
including water supply, sewer capacity, energy supply, communication facilities, police
protection, street capacity and fire protection.

5.

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

6.

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

7.

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

8.

With conditions applied, the proposed use would generally be consistent with the adopted
Wine Tasting Policy.

OTHER REQUIRED FINDINGS (CMC 17.64.060 – Ancillary Uses):
1.

The ancillary use of wine tasting is compatible with the primary use of retail wine sales.

2.

The proposed uses will not exhibit a character of multiple, unrelated activities combined
into one business.

3.

The store will continue to contribute to the character and diversity of the commercial
district.
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CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
UP 15-134
Ray Franscioni
RF Wines
San Carlos Street 2 NE of 7th Ave (Carmel Square Courtyard)
Block 77, Lot 16
APN: 010-141-005
AUTHORIZATION:
1.

This Use Permit authorizes the retail sale of wine with an ancillary use of wine tasting
based on the following percentages. Of the 492 square feet devoted to retail sales and
wine tasting, approximately 78% of this area (382 sq ft) used for retail sales, and
approximately 22% of the area (110 sq ft) used for wine tasting.

2.

Wine sales and tasting shall be limited to wines produced by RF Wines, LLC.

3.

The business is permitted to operate between the hours of 12:00 pm and 8:00 pm daily.

4.

Up to four (4) special events are allowed per year, subject to written authorization from
the Community Planning and Building Director, after review of the specifics of the request.
Such specific requests shall be provided in writing to the Community Planning and Building
Department no less than 30 days prior to the event. No other additional events at the
establishment are permitted.

SPECIAL CONDITIONS:
5.

Prior to implementation of the Use Permit, the applicant shall submit a revised floor plan
that more accurately identifies the percentage of the space devoted wine tasting, and shall
include the area occupied by the glass washer. Staff will amend the Use Permit to reflect
the revised data if it deviates from the authorization in Condition #1.

6.

Tasting shall only involve traditional wine based products such as still wines, sparkling
wines or Port-type products, no other alcoholic beverages should be permitted to be
tasted or purchased.

7.

All wines stored, displayed, and offered for sale and tasting shall have been produced by FR
Wines, LLC, in a Type 02 Bonded Winery located in Monterey County with 100% of the
grapes grown in Monterey County.
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8.

The maximum serving size shall be 2 ounces per serving. Customers are not permitted to
drink bottles of purchased wine in the store, and no wine tasting shall take place on public
property or in the Carmel Square Courtyard.

9.

All exterior alterations and/or sign changes, and interior renovations that may require a
Building Permit, shall require approval from the Department of Community Planning and
Building prior to performing the work.

10.

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 Planning Commission.

11.

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.

12.

Upon termination or revocation of this Use Permit and/or business license for any reason,
the use shall immediately cease and shall not be re-established without issuance of a new
Use Permit.

13.

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 use as compared to the previous use, this Use Permit will be
scheduled for reconsideration.

14.

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.
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*Acknowledgement and acceptance of conditions of approval.
_____________________
Applicant Signature

_________________
Printed Name

___________
Date

_____________________
Property Owner Signature

_________________
Printed Name

___________
Date

Once signed, please return to the Community Planning and Building Department.
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Attachment F – UP 12-3 Staff Report

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
AGENDA CHECKLIST
MEETING DATE: 13 June 2012

BLOCK: 76 LOT: 18

FIRST HEARING: X
ITEM NO: UP 12-3

CONTINUED FROM: 5/9/12
APPLICANT: Ray Franscioni Wines
STREAMLINING DEADLINE: 7/29/12

SUBJECT:
Consideration of a Use Permit application authorizing a wine shop with an ancillary use
of an art gallery at a site located in the Central Commercial (CC) District.
ENVIRONMENTAL REVIEW:
Exempt (Class 5 – Minor Alterations in Land Use)
LOCATION:
E/s Dolores bet. Ocean & 7th

ZONING:
CC

ISSUES:
1.

Is the proposal consistent with the General Plan and Zoning Ordinance?

OPTIONS:
1.
2.
3.
4.

Approve the application as submitted.
Approve the application with special conditions.
Continue the application with a request for additional information.
Deny the application.

RECOMMENDATION:
Option #2 (Approve the application with special conditions.)
ATTACHMENTS:
1.
2.

Staff Report dated 13 June 2012.
Application materials.
STAFF CONTACT: Marc Wiener, Associate Planner
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CITY OF CARMEL-BY-THE-SEA
COMMUNITY PLANNING AND BUILDING
STAFF REPORT Amended & Approved 6/13/12
APPLICATION: UP 12-3
APPLICANT: Ray Franscioni
BLOCK:
76
LOT: 18
LOCATION:
E/s Dolores bet. Ocean & 7th

REQUEST:
Consideration of a Use Permit application authorizing a wine shop with an ancillary use of an
art gallery at a site located in the Central Commercial (CC) District.
BACKGROUND/PROJECT DESCRIPTION:
The commercial space is located on Dolores Street three northeast of Seventh Avenue at the
Tuck Box restaurant. At the 9 May 2012 meeting the Planning Commission conceptually
reviewed a proposal to establish a wine tasting room within the kiosk at the Tuck Box. The
Planning Commission was not able to support the proposal because there are already too
many tasting rooms within the vicinity of the Tuck Box. The Commission did, however,
support the proposal for a wine shop with an ancillary use of an art gallery. The wine shop
would not have wine tasting.
The applicant has returned with a proposal to establish a wine shop with an ancillary use
of an art gallery. The Zoning Code requires a use permit for ancillary uses that exceed
10% of the business space. The applicant has indicated that approximately 75% of the
merchandise would consist of wine and related items, while 25% would consist of art.
The wine is from Ray Franscioni Wines, which is a Monterey County vineyard. Staff
notes that the business would be located in the 145 square foot kiosk and would operate
separately from the Tuck Box restaurant.
EVALUATION:
Multiple Ancillary Uses: Under Municipal Code 17.14.4.B, a use that combines
activities falling within two or more North American Industry Classification System
(NAICS) designations requires a use permit. The Municipal Code allows the Planning
Commission to combine land use categories within a single business when the different
types of merchandise are compatible or clearly related by a common theme.
In the past the Planning Commission has determined that the sale of art and wine are
compatible with each other. The applicant is proposing to feature art from Billy Hoblik. The
artist is unique in that some of his work is constructed of wine labels, which enhances the
compatibility with the primary use of a wine shop. The artwork was shown to the
Commission at the last meeting.
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While the featured artist could potentially change over time, the gallery portion of the
business would still be required to operate as a single-artist gallery, meaning that a minimum
of 80% of the art work would have to be from an individual artist while the remaining 20%
could be from multiple artists (CMC 17.14). Staff has added a special condition to address
this requirement.
With regards to the sale of wine, the use would strictly be a retail wine shop and would not
have a tasting component. Staff notes that the Tuck Box restaurant will serve Ray Franscioni
brand wines, but the wine will be served in the restaurant and not the kiosk. A special
condition has been added that the business not be used for wine tasting or serving of alcohol
to patrons.
RECOMMENDATION:
Approve the application with the attached findings and conditions.
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CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR DECISION
UP 12-3
Ray Franscioni
E/s Dolores bet. Ocean & 7th
Block 76 , Lot 18
CONSIDERATION:
Consideration of a Use Permit application authorizing a wine shop with an ancillary use of an
art gallery at a site located in the Central Commercial (CC) District.
FINDINGS OF FACT:
The retail space is located on Dolores Street three northeast of Seventh Avenue.
1.
The space is a 145 square foot kiosk located near the Tuck Box restaurant.
2.

The applicant applied for a Use Permit on 15 May 2012 to allow for retail wine
sales an art gallery as an ancillary use.

3.

CMC Section 17.14.040 requires Planning Commission review for all Use Permits
involving ancillary uses of 10% or more.

4.

The application is exempt from the requirements of the California Environmental
Quality Act (class 5).

5.

The proposed uses are classified as follows according to the North American
Industrial Classification System (NAICS):
Primary Use
Retail Sales – 75% (Wine, Wine related merchandise)
Ancillary Use
Art Gallery – 25%

FINDINGS FOR DECISION:
1.
The proposed use is not in conflict with the General Plan.
2.

The proposed use, as conditioned, will comply with all zoning standards applicable to
the use and zoning district.
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3.

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.

4.

The proposed use will not make excessive demands on the provision of public
services, including water supply, sewer capacity, energy supply, communication
facilities, police protection, street capacity and fire protection.

5.

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

6.

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

7.

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

REQUIRED FINDINGS (CMC 17.64.060 – Ancillary Uses)
1.
The ancillary use of art gallery is compatible with the primary use of retail wine
sales.
2.

The proposed uses will not exhibit a character of multiple, unrelated activities
combined into one business.

3.

The store will continue to contribute to the character and diversity of the
commercial district.

SPECIAL CONDITIONS:
1.
This permit authorizes the retail sale of wine with an ancillary use of an art gallery at
the percentages identified above.
2.

The store is permitted to operate between the hours of 8:00 a.m. and 10:00 p.m. daily.

3.

The business shall operate as a single-artist gallery as defined by CMC
17.14.040.T.

4.

No wine tasting or serving of open alcoholic beverages shall occur from the
subject business.

5.

The applicant shall obtain any applicable licenses with the ABC prior to operation.
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6.

All exterior alterations and/or sign changes, and interior renovations that may
require a building permit, shall require approval from the Department of
Community Planning and Building prior to performing the work.

7.

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 Planning Commission.

8.

This use permit shall become void and of no further force or effect if the use is not
initiated within six months and/or upon termination or discontinuance of the use for
any period of time exceeding six months.

9.

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.

10.

Upon termination or revocation of this use permit and/or business license for any
reason, the use shall immediately cease and shall not be re-established without
issuance of a new use permit.

11.

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 use as compared to the previous use, this Use
Permit will be scheduled for reconsideration.

12.

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.
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13.

The wine shop shall only sell wines from the Ray Franscioni Winery.

DECISION:
This use permit is approved with the findings and conditions stated above.
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coverage, 6) a new gas-fueled outdoor fireplace attached to the garage, 7) three new skylights, 8)
new wood siding and stone cladding, 9) new painted wood windows, and 10) a new tile roof.
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.
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

1,800 sf (45%)

1,209 sf (30%)

1,791 sf (44.7%)

Site Coverage

556 sf*

974 sf (24%)

555 sf (14%)

Trees

3 Upper /1 Lower
(recommended)

12 Trees

12 Trees

Ridge Height (1st only)

18 ft

12 ft

12 ft

Plate Height (1st only)

12 ft

8 ft

8 ft

Setbacks

Minimum Required

Existing

Proposed

Front

20 ft

27 ft 7 in

27 ft 7 in (residence)
1 ft 4 in (detached garage)

Composite Side Yard

10 ft (25%)

Min: 14.5 ft (36%)

Min: 14.5 ft (36%)

Minimum Side Yard

3 ft

Min. North Side: 7 ft

Min. North Side: 7 ft

Min. South Side: 2.5 ft

Min. South Side: 2.5 ft

North Side Garage: 3.5 ft

North Side Garage: 3.5 ft

32 ft

Min: 4 ft 3 in

Rear

15 ft

*Includes bonus for 50% or more permeable site coverage

Staff analysis:
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested
image on the site” and for new construction to be at least six feet from significant trees.
The site contains twelve trees, one of which is classified as a significant, a Coast Live Oak which is
located in the rear of the property. The project proposal does not include the removal of any trees;
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however the applicant is requesting to construct a new deck around the base of the significant 8inch diameter Oak Tree in the rear yard. The deck is proposed to be approximately 5 feet above
grade at the highest point. The City Forester has reviewed the plans and determined that the deck
would not have significant impacts to the growth of the tree.
The City Forester has already recommended one lower canopy tree to be planted on site. A
condition has been drafted requiring the applicant to include a proposal for one new lower canopy
tree on the plans submitted for final Planning Commission Review.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve
reasonable solar access to neighboring parcel;” “maintain privacy of indoor and outdoor spaces in a
neighborhood;” and “maintain view opportunities.”
Staff has not identified any view or privacy impacts that would be created by the addition. The
proposed addition would be set 2 feet below the ridge of the existing single-family dwelling, and
therefore is not anticipated to create any significant view or privacy impacts to the adjacent
neighbors. The proposed deck would not exceed 5 feet above the existing grade and should not
allow any views into neighboring residences.
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.”
The proposed master bedroom addition would be located at the rear of the home and would not
have a significant impact on the mass and bulk viewed from the street. The applicant has also
reduced the height of the proposed addition to minimize the bulk and work in the context of the
grade of the site, which steps down from the front property line. The new detached garage would
add some additional building mass to the street elevation, but in staff’s opinion, does not present a
substantial issue.
Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 state that "Shallow to
moderately pitched roofs are appropriate on one-story buildings. More steeply pitched roof with
low plate lines can be used on two-story buildings." The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”
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The applicant is proposing a 3:12 hipped roof on the master bedroom addition and a 3:12 gable
roof on the new garage. The existing residence consists of all 3:12 hipped roofs with a flat roof over
the carport. In staff’s opinion, the proposed additions, including the detached garage, are
compatible with the design of existing residence and would not create an overly complicated
appearance.
Detached Garage: Residential Design Guideline 6.2 states that “parking facilities that maintain or
enhance variety along the street edge are encouraged.” CMC 17.10.030 allows for detached
garages and carports to encroach into the front and/or side yard setbacks if certain standards can
be met. These include avoiding impacts on significant trees and providing diversity to the
streetscape.
A new 252-square foot detached garage is proposed to be built 1-foot 4-inches from the front
property line and 3-feet 6-inches from the side property line. The garage would be located
approximately 8 feet from the Santa Fe Street edge of pavement. The majority of the homes on
the street do not have garages set close to the street, and therefore the proposed garage would
enhance variety along the street. Staff supports the location of the new garage as it would provide
diversity to the neighborhood streetscape and does not impact significant trees on the property.
Outdoor Fire Place: The project proposal includes a 19-inch high outdoor gas-burning fireplace
attached to the rear of the proposed garage. The chimney of the fireplace is proposed to be 12.5
feet high and located approximately 7 feet away from the side property line. The Building Official
has reviewed the proposed location of the fireplace and has not expressed any initial concerns.
The entire fireplace and chimney are proposed to be made out of Carmel Stone and the fireplace
would be gas-fueled.
Fences: The existing fence along the front property line is 6 feet in height, which exceeds the City’s
4-foot height limit. The applicant is proposing to demolish the existing 6-foot fence to replace it
with a new 4-foot grape-stake fence. The existing 6-foot fence along the side and rear property
lines is proposed to remain with a new section added along the south property line where there is
not an existing fence.
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property
line and edge of pavement is approximately 12 feet wide. The existing grape stake fence along this
frontage encroaches approximately 1 foot into the City ROW. Additionally, there are brick pillars, a
low brick retaining wall on the south side of the driveway, and brick steps at the front entryway
onto the property that all encroach into the ROW. The applicant is proposing to remove the fence
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and replace it with a 4-feet fence on the property, as well as remove all additional encroachments
into the ROW.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) – Existing Facilities. The project includes a 582-square foot
addition to an existing 1,209-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 Concept Acceptance
Attachment C – Draft Recommendations/Conditions
Attachment D – Project Plans
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (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

✔
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in context with designs on nearby sites.
9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.

✔

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

✔

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

TBD

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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Recommendations/Draft Conditions
No.
1.

The applicant shall submit a landscape plan for final Planning Commission review
that includes a proposal for one new lower-canopy tree on the site.
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property and a 6-foot redwood fence along the south side of the property, and 3) a new gas-fueled
fire pit on the south patio.
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.
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

1,800 sf (45%)

n/a

1,799 sf (45%)

Site Coverage

556 sf

n/a

555.8 sf
Permeable: 897 sf

Trees

3 Upper /1 Lower
(recommended)

9 Upper

7 Upper

Ridge Height (1st/2nd)

18 ft / 24 ft

0 ft

Max: 22 ft

Plate Height (1st/2nd)

12 ft / 18 ft

0 ft

Max: 16 ft.

Setbacks

Minimum
Required

Existing

Proposed

Front

15 ft

n/a

Min: 15 ft

Composite Side Yard

25% of lot width

n/a

Min: 29%

Minimum Side Yard

3 ft

n/a

Min. East Side: 5 ft (Garage),
8 ft 10 in (House)
Min. West Side: 3 ft

Rear

15 ft

n/a

Min: 3 ft 10 in (garage)

Staff analysis:
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested
image on the site” and for new construction to be at least six feet from significant trees.
The site contains nine trees, seven of which are classified as a significant (five Coast Live Oaks and
two Monterey Pines). The applicant is requesting to remove the two non-significant oak trees on
the site as part of the development. The two trees are located in close proximity to the west
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property line and would be removed to make space for the proposed detached garage. A condition
has been drafted requiring the applicant to apply for a Tree Removal/Pruning Permit prior to final
Planning Commission review.
The City Forester has already recommended one upper canopy tree to be planted on site, and staff
notes that the City Forester may require replacement trees as a condition of the Tree Removal
Permit. A condition has been drafted requiring the applicant to include a proposal for one
additional upper canopy tree on the plans submitted for final Planning Commission Review. Any
additional required replacement trees should also be noted on these plans.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve
reasonable solar access to neighboring parcels;” “maintain privacy of indoor and outdoor spaces in
a neighborhood;” and “maintain view opportunities.”
Staff has identified a potential view concern due to the placement of the detached garage. The
neighbor to the west has large windows that face towards the project site, which would overlook
the side of the detached garage. Due to the sloping topography, the detached garage may appear
to be excessively tall from the neighboring residence; however, staff feels that the distance
between the neighboring residence and the garage would mitigate any significant impacts. With
regard to privacy, staff has not identified any potential impacts. Additionally, staff notes that the
new two-story portion of the proposed home would not significantly impact the privacy of the two
adjacent neighbors.
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.”
The applicant is proposing to build a new single-family residence on an existing vacant site. The
applicant is proposing only a small portion of the total floor area (21%) on the second floor, which
helps to reduce the appearance of mass. As encouraged by Residential Design Guideline 7.1, the
detached garage helps to reduce the overall mass of the primary building on the site. By following
the existing topography, the proposed residence is designed to complement the grade of the site.
The adjacent properties contain two-story residences, and the neighborhood consists mostly of
two-story houses with varied siding styles and materials. With regard to mass and bulk, in staff’s
opinion, the proposed residence meets the objectives of Residential Design Guidelines 7.1 through
7.6.
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Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 state that "Shallow to
moderately pitched roofs are appropriate on one-story buildings. More steeply pitched roof with
low plate lines can be used on two-story buildings." The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”
The applicant is proposing gable roofs for the main building elements with three shed roofs
projecting over the North, West, and South elevations. The gable roofs are all proposed to be at a
pitch of 8:12 with shed roofs at 3:12, 4:12, and 4.75:12. The detached garage is proposed to have a
gable roof with a pitch of 8:12. The proposal includes three rooflines facing Third Avenue and one
roofline facing Guadalupe Street. Staff notes that the west elevation consists of multiple rooflines
of carrying pitches; however this elevation is not visible from an adjacent street. In staff’s opinion,
the roof is relatively simple in design and complements the architectural style of the home as well
as the neighborhood context.
Site Coverage: Municipal Code Section 17.10.030.C.2 states that: “Excess site coverage will be
reduced at a rate equal to two times the amount of floor area added to the site, or to an amount
that complies with the site coverage limits, whichever is less.”
The applicant is proposing 556 square feet of new site coverage including 61 square feet of
impervious coverage and 495 square feet of pervious coverage. The proposal is in conformance
with the allowable site coverage for a 4,000-sq ft lot including a bonus because 50% or more of the
coverage is pervious.
Detached Garage: Residential Design Guideline 6.2 states that “parking facilities that maintain or
enhance variety along the street edge are encouraged.”
A new 200-square foot detached garage is proposed to be built on the west side of the property.
The detached garage would not encroach into any of the required setback areas. Staff supports the
location of the new garage as it provides diversity to the neighborhood streetscape and does not
impact significant trees on the property.
Outdoor Fire Pit: The project proposal includes a 18-inch high outdoor fire pit on the patio located
on the south side of the residence. The outdoor fire pit is proposed to be gas-fueled and located
on the south patio.
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Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property
line and edge of paving is approximately 25 feet wide along Second Avenue and 15 feet wide along
Guadalupe Street. The applicant is proposing a new 9-foot wide driveway extending to Third
Avenue.
Alternatives: Staff has included draft findings that the Commission can adopt if the Commission
accepts the overall design concept. However, if the Commission does not support the proposed
design then it could continue the application with specific direction.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units. The project
includes the construction of one single-family residence in a residential zone, and therefore
qualifies for a Class 3 Exemption. The proposed residence does not present any unusual
circumstances that would result in a potentially significant environmental impact.
ATTACHMENTS:
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Concept Acceptance
Attachment C – Draft Recommendations/Conditions
Attachment D – Project Plans
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (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

✔
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in context with designs on nearby sites.
9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.

✔

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

✔

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

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1):
1. Local Coastal Program Consistency: The project conforms with the certified Local
Coastal Program of the City of Carmel-by-the Sea.

✔

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

✔
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Recommendations/Draft Conditions
No.
1.
2.
3.

The applicant shall submit a landscape plan for final Planning Commission review
that includes a proposal for one new lower-canopy tree on the site.
The applicant shall apply for a Tree Removal permit prior to final Planning
Commission review.
Any additional trees required as a condition of the Tree Removal Permit shall be
included on the plans for Final Review.
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installations, and will seek direction from the Planning Commission on any appropriate changes
to the City’s process for such requests.

186

