
Planning Commission Meeting Agenda 
June 13, 2018 

 

CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

MEETING AGENDA  
 
Regular Meeting June 13, 2018 
City Hall Wednesday 
East Side of Monte Verde Street Tour: 1:30 p.m. 
Between Ocean & Seventh Avenues Meeting: 4:00 p.m. 
 
A. CALL TO ORDER AND ROLL CALL 
 
 Commissioners: Michael LePage, Chair 
  Gail Lehman, Vice Chair 
  Julie Wendt, Commissioner 
  Stephanie Locke, Commissioner 
  Christopher Bolton, Commissioner 
 
B. TOUR OF INSPECTION 
 

Shortly after 1:30 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 
the 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’s 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. 
 

H. PUBLIC HEARINGS 
 

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

1.  DR 18-184 (Carmel Police Department) 
City of Carmel-by-the-Sea 
SE Cor. Of Junipero & 4th Ave 
Bock: 48, Lots: 1, 2, 4 & 6 
APN: 010-096-013 

Consideration of Design Review (DR 18-184) 
application for a remodel and addition of 2,554 
square feet to the Carmel Police Department. 
The Planning Commission will review this 
project for the purpose of making 
recommendations to the City Council on the 
issuance of the final permit. (p. 5) 
 

2.  DR 18-077 (Ipsen) 
Adam Jeselnick, Architect 
E/S Lincoln Between 5th & 6th Avenues 
Block: 55, Lot(s): 10 & 12 
APN: 010-138-019 

Consideration of a Design Review (DR 18-
077) and associated Coastal Development 
Permit for additions and alterations to an 
existing courtyard located at Lincoln Lane in 
the Service Commercial (SC) Zoning District. 
(p. 30) 
 

3.  DS 18-124 (Brown) 
Steven Brown, Property Owner 
8th Ave, 3 SE of Monte Verde 
Block: 94; Lots 1 & 3 
APN: 010-193-020 

Consideration of Design Study (DS 18-124) 
for the construction of a fence that exceeds the 
allowed 6-foot height limit along the rear 
property boundary of a lot located in the 
Single-Family Residential (R-1) Zoning 
District. (p. 64) 
 

4.  DR 18-132 (The Getaway) 
CVI Investors, LLC, Property Owner 
NE Cor. Of Junipero & Ocean 
Block: 68, Lot(s): 5-10 
APN: 010-094-002 

Consideration of Design Review (DR 18-132) 
for year-round exterior, string lighting around a 
hotel patio at The Getaway (formerly The 
Village Inn) located in the Residential and 
Limited Commercial (RC) Zoning District.  
(p. 90) 
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5.  DS 17-240 (Hall) 
Neal Kruse, Designer 
Dolores, 2 NE of 2nd Ave 
Block: 10, Lot(s): 13-16 
APN: 010-126-007 

Consideration of a Concept Design Study (DS 
17-240) and associated Coastal Development 
Permit for additions to an existing residence 
and the demolition and construction of a new 
detached garage located in the Single-Family 
Residential (R-1) Zoning District. (p. 104) 
 

6.  DS 18-066 (Lombardo) 
Tony & Susan Lombardo, Property 
Owners 
Lincoln, 2 SW of 5th 
Block: 54; Lot: 5 
APN: 010-212-020 
 

Consideration of a Concept Design Study (DS 
18-066) and associated Coastal Development 
Permit for the construction of a new, two-story 
1,940-square foot single-family residence with 
basement and attached garage on a vacant lot, 
located in the Single-Family Residential (R-1) 
Zoning District. (p. 138) 
 

7.  DS 18-149 (McCallister) 
June Sillano, Architect 
Scenic, 3 NW of 8th 
Block: C-2; Lot: 11 
APN: 010-312-014 

Consideration of a combined Concept and 
Final Design Study (DS 18-149) and 
associated Coastal Development Permit for 
additions and modifications to an existing 
residence located in the Single-Family 
Residential (R-1) and Beach and Riparian 
Overlay (BR) Zoning Districts. (p. 168) 
 

8.  DS 18-110 (Cox) 
Darren Davis, Designer 
NW Cor. Of Santa Rita & 2nd Ave 
Block: 15, Lot(s): 19 & S. ½ of 17 
APN: 010-027-009 

Consideration of a combined Concept and 
Final Design Study (DS 18-110) and 
associated Coastal Development Permit for 
additions to an existing residence located in the 
Single-Family Residential (R-1) Zoning 
District. (p. 194) 
 

9.  DS 18-137 (Sandvick) 
Craig Holdren, Architect 
Carmelo, 3 SW of 9th Ave 
Block: V, Lot(s): 5 
APN: 010-277-003 

Consideration of a Concept Design Study (DS 
18-137) and associated Coastal Development 
Permit for the demolition of an existing one-
story residence and the construction of a new 
two-story residence located in the Single-
Family Residential (R-1) Zoning District.  
(p. 225) 
 

10.  UP 18-113 (All About the Chocolates) 
Dennis Joshi, Business Owner 
Dolores, 4 SE of Ocean 
Block: 12; Lot: 76 
APN: 010-146-011 

Consideration of a Use Permit (UP 18-113) to 
expand an existing candy story and add the use 
of a specialty restaurant (coffee shop) at space 
located in the Central Commercial (CC) 
Zoning District. (p. 262) 
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11.  UP 18-192/DR 18-204 (Sur La Table) 
Jim Hoepfl, Architect 
SW Cor. Ocean & Junipero, Carmel Plaza 
Block: 78; Lots: All 
APN: 010-086-006 

Consideration of Use Permit (UP 18-192) and 
Design Review (DR 18-204) applications for a 
kitchen supply retail store (Sur La Table) with 
a space that exceeds 5,000 square feet in size 
and includes cooking classes located in the 
Central Commercial (CC) Zoning District.  
(p. 275) 

 
I. DIRECTOR’S REPORT 
 

1. Update on Planning Activities 
 

J.  BOARD MEMBER ANNOUNCEMENTS 
 
K. ADJOURNMENT 
 

The next meeting of the Planning Commission will be: Wednesday, July 11, 2018 
 

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

 
Any writings or documents provided to a majority of the Planning Commission regarding 
any item on this agenda will be made available for public inspection in the Planning & 
Building Department located in City Hall, east side of Monte Verde between Ocean & 7th 
Avenues, during normal business hours. 

 
AFFIDAVIT OF POSTING 

I, Marc Wiener, Community Planning and Building Director, for the City of Carmel-by-the-Sea, 
DO HEREBY CERTIFY, under penalty of perjury under the laws of the State of California, that 
the foregoing notice was posted at the Carmel-by-the-Sea City Hall bulletin board, posted at the 
Harrison Memorial Library on Ocean and Lincoln Avenues and the Carmel Post Office. 
 
Dated this 8th day of June, 2018 at the hour of 4:00 p.m. 
 
____________________________________ 
Marc Wiener, AICP 
Community Planning and Building Director 
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CITY OF CARMEL-BY-THE-SEA 

 
Planning Commission Report 

 
June 13, 2018 

 
 
To:   Chair LePage and Planning Commissioners 
 
From:   Marc Wiener, AICP, Community Planning and Building Director 
 
Subject:  Consideration of Design Review (DR 18-184) application for a remodel 

and addition of 2,554 square feet to the Carmel Police Department. The 
Planning Commission will review this project for the purpose of making 
recommendations to the City Council on the issuance of the final permit. 

 
 
Application: DR 18-184 APN: 010-096-013 
Location: SE Cor. Of Junipero and 4th Avenue.  
Block:  48 Lot(s): 1, 2, 4 & 6 
Applicant/Property Owner:  City of Carmel-by-the-Sea   
  
EXECUTIVE SUMMARY:  
The City Council is seeking input from the Planning Commission on the design of the proposed 
remodel and expansion of the Carmel Police Department. The main level of the Police 
Department Building is 3,720 square feet in size and is proposed to be expanded to 6,274 
square feet. 
 
RECOMMENDATION:  
Provide recommendations to the City Council on the design. 
 
BACKGROUND AND PROJECT DESCRIPTION:  
The Carmel Police Department is located at the southeast corner of Junipero Street and 4th 
Avenue in the Multi-Family Residential (R-4) Zoning District. The building was constructed in 
1966 and requires modernization to accommodate current police needs. Specifically, the 
dispatch room needs to be reconfigured, and the building needs to be expanded to 
accommodate adequately-sized evidence processing and property rooms.  As conceived, the 
moderation would also include a utility room, an emergency operations center (EOC)/training 
room, and additional offices.  The building must also be upgraded to meet current building code 
and Americans with Disability Act (ADA) accessibility requirements.   
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On November 27, 2017, the City Council considered several schematic design options and 
directed staff to proceed with the option that renovates 391 square feet inside the building and 
expands the building by 2,554 square feet.  Funding for construction of the project was 
authorized by the City Council for the Fiscal Year 18/19 Budget and Capital Improvement Plan.  
Per the City Council’s direction, preliminary plans have been prepared for the proposed Police 
Department renovation.  The project has gone before the Forest and Beach Commission for the 
issuance of a tree removal permit and for recommendations pertaining to trees and 
landscaping associated with the project.  The project is now being referred to the Planning 
Commission for input on the design before it goes back to the City Council to issue the final 
permit. 
 
The proposed additions are located on the west and south elevations of the Police Department 
and have a contemporary-style design with a flat roof.  The addition on the west side of the 
building would be located within the existing planter wall footprint at the property line with no 
setback, and includes three offices, an EOC/training room, and a possible patio with an open 
roof.  The addition near the southeast corner of the building would be located on an existing 
patio deck and would include the evidence, property and utility rooms. The existing building 
exterior finish materials include stucco siding below finished floor grade, aluminum-framed 
windows,  clad with horizontal wood siding, with an option for a stone, stucco or tile below 
finished floor grade; and would include new aluminum-framed windows and a membrane roof.  
The north elevation will not be altered, however, the mansard roof will receive new wood-
shake roofing and the exterior walls will be repainted.  In the interior, the renovation will 
modify the existing dispatch room, and lobby/conference room, with a new ADA-compliant 
bathroom. 
 
Forest and Beach Commission Review:  On May 10, 2018 the Forest and Beach Commission 
authorized the removal of 11 ‘non-significant’ trees necessary for the expansion and renovation 
of the Police Department.  The Forest and Beach Commission recommended that staff return 
with a tree and landscaping planting plan to include a new tree near the northwest corner of 
the building and 3-4 trees in the sidewalk adjacent to the building, which may require a 
reconfiguration of the sidewalk curb. 
 
STAFF ANALYSIS:  
 
Zoning District: The subject property is located in the Multi-Family Residential (R-4) District.  
City Municipal Code Section 17.12.040 states that Residential and Limited Commercial (RC) 
District design regulations, such as height, floor area, and setbacks apply to new development 
in the R-4 District. Public facilities are a permitted use in the R-4 Zoning District (CMC 
17.08.040). 
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Zoning Compliance: The proposed project complies with the floor area, building coverage, 
height, setback, and parking standards as explained below.  
 
Floor Area: The Carmel Police Department is attached to the Public Works building and is 
technically considered a single 23,370 square-foot building on multiple lots totaling 51,500 
square feet.  The maximum allowed floor area is 80% of the lot size or 41,200 square feet. With 
the proposed additions, the building would be expanded to 22,572 square feet and is well 
below the allowed floor area for this property.   
 
Of important note is that the Police Department Building (not including Public Works) currently 
contains 3,720 square feet on the main (upper) level and a two-level basement totaling 7,204 
square feet.  The proposed addition is 2,554 square feet and will expand the main level to 6,274 
square feet.  
 
Building Height: The maximum allowed building height in this zoning district is 26 feet.  The 
southwest corner is the tallest portion of the building and would have a height of 23.5 feet with 
the new addition.  
 
Setbacks:  Because this is a corner site, the north property line is considered the “front” 
property line for setback purposes, and has a minimum required setback of 5 feet.  The setback 
on the north side of the building will be maintained at the existing 22 feet from the north 
property line, with the exception of a small addition on this elevation, which would have a 
setback of 17.5 feet.   
 
The new addition to the building in the planter would have a zero setback along the western 
(side) property line. The Zoning Code requires a 5 foot side setback for at least 50% of the lot, 
while the remaining 50% can be at the property line. The project site is comprised of several 
lots, and the proposed addition meets the 50% side-yard setback standards when considering 
the entire property. 
 
The setback on the south (rear) elevation would be reduced from 95 to 77 feet from the south 
property line.  The design complies with the setback standards, which requires a minimum of 10 
feet from the south property line.  
 
Design Standards and Guidelines:: The following is a list of pertinent excerpts from the City’s 
Zoning Code and Commercial Design Guidelines addressing development in the Commercial 
District followed by a Staff response on how the project addresses each standard.  
 
The basic standard of review in the commercial district is whether the project constitutes an 
improvement over existing conditions – not whether the project just meets minimum standards. 
(CMC 17.14.100)  
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Staff Response: In staff’s opinion, the project would be a an improvement over the existing 
conditions. The proposed renovation will improve the aesthetics of the building, while 
enhancing the functionality and accessibility.   
 
Commercial Design Guideline Section A states that: “Modifications to buildings should respect 
the history and traditions of the architecture of the commercial districts.”  and “New Buildings 
should not imitate styles of the past but strive to achieve compatibility with the old.”   
Guidelines Section E states that “building materials and colors should respect traditions already 
established in the commercial district.  The use of richly detailed wood, tile, molding, corbels, 
brick and stone are encouraged.” 
 
Staff supports the contemporary-style (modern) design of the building and concludes that it is 
consistent with the Commercial Design Guidelines.  The proposed design is compatible with the 
surrounding neighborhood and does not imitate styles of the past, which may be typical of 
other architectural styles such as Spanish or European revival. 
 
The proposal for horizontal wood siding is appropriate for this building and consistent with the 
Design Guideline recommendation for natural materials. The Commission should consider 
whether the base should consist of stone, stucco or tile.  The architect will bring material 
samples to the meeting for the Planning Commission to review.  
 
Commercial Design Guideline A.8 recommends avoiding the use of mansard roofs.  While the 
proposed mansard roof will not be completely eliminated, it will be screened by the new 
additions will be much less visible to the public way, with the exception of the north elevation. 
 
Commercial Design Guideline E sates that “improvements to property that incorporate trees 
and other living plant materials attractively arranged and maintained are desirable.” 
Furthermore, Design Guideline A.6 states that “long blank walls should be avoided and building 
facades should be broken up visually to reflect the rhythm of typical storefronts, i.e. alterations, 
entrances, offsets every twenty or thirty feet.” 
 
The Forest and Beach Commission reviewed the project and recommended that 3-4 new trees 
be planted in the sidewalk and one at the northwest corner of the building.  However, it should 
be noted that there is currently a planter with several small trees on the west side of the 
building that will be eliminated with the expansion. As an option, the architect could potentially 
set the building back a few feet from the west elevation without significantly compromising the 
office space. This would soften the building mass through landscaping and setback 
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accommodations.  While it is not within the purview of the Planning Commission to consider 
cost, it is important to note that the current proposal to build the structure at the property line 
would make use of an existing foundation wall.  Shifting the addition back by a few feet will 
require a new foundation.   
 
In addition to setting back the west elevation wall a few feet, the enclosed patio located at the 
northwest corner of the building could also potentially be eliminated from the design. This 
would shorten the wall length of the west elevation from 76 to 54 feet and would reduce the 
building mass near the edge of the property.  The Planning Commission should provide input on 
these design options.  
 
Environmental Review: The project qualifies for a Class 32 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15332 (In-Fill 
Development Projects) of the State CEQA Guidelines. Class 32 exemptions consist of projects 
characterized as in-fill development meeting the conditions described in Section 15332. The 
project is consistent with the General Plan and Zoning design standards for the Multi-Family 
Residential (R-4); the project is located within the city limits on an 51,500 square foot-lot and is 
surrounded by urban uses; the project site has no value as habitat for endangered, rare or 
threatened species; the project would not result in any significant effects related to traffic, 
noise, air quality or water quality; and, the project site can be adequately served by all required 
utilities and public services. Furthermore, no additional trip generation is anticipated; as the use 
of the building is being maintained as a police department and no additional staffing is being 
added in response to the expansion of the  building.  
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Project Plans  
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Photo 1. Carmel PD south elevation 

 

 
Photo 2. Carmel PD looking northeast 
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PD west elevation 

 

 
Photo 3. PD north elevation 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

 
To:   Chair LePage and Planning Commissioners 
 
From:   Marc Wiener, AICP, Community Planning and Building Director 
 
Submitted by: Marnie R. Waffle, Senior Planner 
 
Subject:  Consideration of a Design Review (DR 18-077) for additions to an existing 

commercial building and alterations to an existing courtyard and intra-
block walkway located at Lincoln Lane in the Service Commercial (SC) 
Zoning District. 

 
 
Application: DR 18-077 APN: 010-138-019 
Location: E/S Lincoln between 5th & 6th Avenues 
Block: 55  Lot(s): 10 & 12 
Applicant: Adam Jeselnick Property Owner: Kent & Yvette Ipsen Revocable Trust 
 
EXECUTIVE SUMMARY 
The applicant is requesting to construct additions to an existing commercial building and make 
alterations to an existing courtyard and intra-block walkway located at Lincoln Lane in the 
Service Commercial (SC) Zoning District. The additions include, a new Americans with 
Disabilities Act (ADA) restroom accessible from the courtyard; enclosing the existing external 
staircase/breezeway which provides access to the second floor and serves as an intra-block 
walkway; expansion of the existing second floor to accommodate a new residential apartment; 
and, a minor expansion of an existing ground floor office space. A portion of the ground floor 
commercial space and all of the second floor office space are proposed to be converted to a 
residential use. The courtyard modifications include Americans with Disabilities Act (ADA) 
accessibility upgrades, new patios, new hardscape, new residential terrace and relocation of 
the existing intra-block walkway. 
 
RECOMMENDATION 
Staff recommends that the Planning Commission approve the Design Review application 
subject to the enclosed Findings for Approval and Conditions of Approval (Attachments 2 and 
3).  
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BACKGROUND AND PROJECT DESCRIPTION 
The project site is 8,000 square feet in size and is located on the east side of Lincoln Street 
between 5th and 6th Avenues. The site is developed with two, single-story commercial buildings 
surrounding a courtyard; the south building includes a two-story element to the rear of the 
property. An existing intra-block walkway provides a pedestrian connection between Lincoln 
and Dolores Streets. 
 
Prior Planning Commission Hearing: On May 9, 2018 the Planning Commission reviewed the 
proposed project and expressed the following concerns:  
 

1) The removal of the existing intra-block walkway;  
2) The loss of existing landscaped areas at the front of the property; 
3) The conversion of a portion of the courtyard to private residential use; and, 
4) The appropriateness of the light fixture style. 

 
The Planning Commission continued the project with a request for revisions to address their 
concerns. Per the Planning Commission’s recommendations, the project has been revised to 
retain the both the intra-block walkway and one of the two landscaped areas at the front of the 
property. A full analysis of the revised project is provided below. 
 
Project Description: The applicant is proposing to upgrade the courtyard to meet Americans 
with Disabilities Act (ADA) standards. The ADA upgrades include a new, 70-square foot publicly 
accessible restroom adjacent to the north building and two new wheelchair lifts (one at the 
front of the property and the other at the rear of the courtyard). Other improvements to the 
courtyard include,  
 

1) Replacing one of the existing landscape planters along Lincoln Street with a new patio, 
including replacing the low brick wall with a new stone veneer wall and adding a railing;  

2) Removing existing trees and raised planters in the center of the courtyard and installing 
new limestone paving;  

3) Reconfiguring the outdoor seating including installation of a new, low wall with fire 
element and a new steel trellis;  

4) Adding a private terrace to the rear of the courtyard for a new, ground floor residential 
apartment; and,  

5) Relocation of the existing intra-block walkway between Lincoln and Dolores in order to 
provide an enclosed staircase and elevator for access to a new upper floor residential 
apartment. In order to accommodate the relocation of the intra-block walkway, 213 
square feet would be removed from the restaurant building (Building 1). 

 
The project also includes the conversion of 1,047 square feet of ground floor commercial space 
for a new residential apartment. The ground floor would be expanded by 211 square feet to 
provide an enclosed staircase and elevator access to the second floor. On the second floor, the 
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existing 787 square foot office space would be converted to a residential apartment and 209 
square feet would be added. In the basement, the existing floor area would be converted from 
commercial storage to residential use and expanded by 109 square feet. The existing chimney 
would be removed. A total of two new apartment units would be provided. Lastly, 57 square 
feet would be added to an existing ground floor office space. 
 
Façade improvements at Lincoln Lane would include, new horizontal wood siding at the second 
floor to match the siding at the ground floor; a new glass railing at the second floor deck; new 
stone on the restaurant building (to replace the existing brick); new aluminum clad wood 
windows painted black; a new slate tile roof; three new skylights; and, new exterior light 
fixtures (refer to Attachment 4). 
 
STAFF ANALYSIS 
 
Courtyards and Intra-Block Walkways: CMC Section 17.14.170 (Open Space Courtyards and 
Intra-Block Walkways) provides definitions and standards for courtyards and intra-block 
walkways. Subsection D states,  
 

“Existing courtyards and intra-block walkways are to be conserved as an 
essential element of the City’s design character and shall not be removed. All 
proposals to alter the size, location or configuration of a courtyard or intra-block 
walkway require review by the Planning Commission. Generally, such changes 
shall be approved only if the Commission finds that the proposed change would 
be an improvement over existing conditions such as improving public access, 
allowing for creation of a new or better link with courtyards or walkways nearby 
or eliminating a safety hazard.” 

 
The Commercial Design Guidelines encourage courtyards and intra-block walkways as 
important design features of the commercial district providing pedestrians “the anticipation of 
the unusual, swift and gratifying shifts in prospect and often intriguing connecting routes 
between two or more streets defining a block”. The Guidelines encourage a continuity of 
architecture, colors and materials within a courtyard and that the size of the courtyard be 
compatible with the size of the building site. Lastly, the Guidelines encourage flower boxes 
under display windows and formal flowerbeds. 
 
Courtyard Modifications: The applicant is proposing modifications to the existing 1,845-square 
foot courtyard which would update the appearance and improve accessibility to persons with 
disabilities. New limestone pavers would replace the existing brick throughout the courtyard 
(refer to Attachment 4, Sheet A5.1 for material sample). Outdoor seating adjacent to the 
restaurant building would be more clearly defined and covered with a steel trellis. A low wall 
with integrated fire element would define the edge of the outdoor seating area.  
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At the rear of the courtyard, the applicant is proposing a new private terrace enclosed with a 
low stone wall for use by the ground floor residential apartment. The private terrace would be 
approximately 272 square feet in size and would be partially enclosed by a low 36 inch wall. A 
fountain is proposed on the west side of the wall (refer to Attachment 4, Sheets A1.1 & A5.1).  
 
Landscaping in the Commercial District: CMC Section 17.14.130 states, “All site area not 
counted as building coverage shall be considered open space.” CMC Section 17.34.080 sets forth 
the landscape standards for commercial districts and states, “A minimum of 50 percent of the 
required open space on each site shall be landscaped. Landscaping may include nonliving 
materials such as garden benches, water features and patterned paving treatments as long as 
the combined total area of such plant alternatives is not used as more than 25 percent of the 
required landscaping on any site. All landscaping improvements shall include upper canopy trees 
on-site and/or in the sidewalk in front of the property whenever possible.”  
 
The Commercial Design Guidelines also encourage landscaping in the commercial districts. 
Guideline G states, “…site design should provide for additional trees” and “permanently 
installed planter boxes are encouraged” and “flower boxes under display windows, hanging 
baskets of floral displays in intra-block walkways, and forma flowerbeds in courtyards are 
frequent and encouraged.”  
 
The applicant is proposing to retain 285 square feet of landscaping on the north side of the 
courtyard entry and incorporate 21 square feet on the south side of the courtyard entry at the 
new south patio. Additional opportunities for landscaping within the courtyard include four 
landscape planters totaling approximately 100 square feet; two of the planters would include 
fruitless olive trees. Within the private terrace, an additional two fruitless olive trees would be 
planted and approximately 47 square feet of landscaping would be provided. 
 
Intra-block Walkway: An existing intra-block walkway that provides access between Lincoln and 
Dolores would be relocated north of the adjacent office space. 213 square feet of the existing 
restaurant building would be removed to facilitate the relocated walkway. Relocating the intra-
block walkway would facilitate enclosing the exterior staircase which would provide access to 
the second floor residential apartment.  
 
Residential Uses in the Commercial District: Residential Uses up to 22 dwelling units to the acre 
are a permitted use in the Service Commercial (SC) Zoning District (CMC Section 17.14.030, 
Schedule II-B). Two new apartment units are proposed on an 8,000-square foot lot resulting in 
11 dwelling units to the acre. CMC Section 17.14.040.N (Multi-Family Dwellings) contains the 
standards for residential units in the commercial districts. The following standards are 
applicable to this project: 
 

1) The minimum size of any residential units shall be 400 square feet. 
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2) For two-unit residential developments, the floor area of the smaller unit shall be at least 
40 percent of the size of the larger unit. 

 
The ground floor residential apartment would be 1,258 square feet with a 980-square foot 
basement. The second floor residential apartment would be 996 square feet. Both units meet 
the criteria for multi-family dwellings.  
 
CMC Section 17.14.050.F states, “…all newly constructed second story floor area, including area 
in new buildings, remodeled buildings and replacement, rebuilt or reconstructed buildings, shall 
be occupied by residential dwellings only and shall not be used for any commercial land use...”.  
 
The proposed conversion of commercial floor area on the second floor to a residential use is 
consistent with this Section. 
 
With regards to the conversion of commercial floor area to a residential use on the ground 
floor, Staff notes that CMC Section 17.14.050.A states, “No existing residential dwelling unit 
shall be converted or demolished unless replacement housing is provided in accordance with the 
findings established in CMC 17.64.040, Demolition and Conversion of Residential Structures.” 
CMC Section 17.14.050.G also states, “No existing residential dwelling unit occupying floor 
space at any level above the first story of any structure shall be converted to any commercial 
use.”  
 
Should the Planning Commission approve the conversion of existing ground floor commercial 
space to an apartment, the residential use would be required to be maintained in perpetuity 
unless replacement housing was provided. 
 
Floor Area Ratio: The basic floor area ratio allowed for one-story buildings in the SC district is 95 
percent of the site area; for two-story buildings it is 135 percent of the site area. Using the 
more conservative 95 percent floor area ratio for an 8,000 square foot lot, a total of 7,600 
square feet is allowed. The proposed project would be 5,957 square feet excluding the 
basements (7,240 square feet including the two basements). Staff notes that CMC Section 
17.14.140 (Floor Area Ratio) excludes underground floor space within a basement when the 
area is not used for commercial purposes. The project meets the allowable floor area ratio. 
 
Parking: CMC Section 17.38.020.C (Minimum Off-Street Parking) requires 1 parking space for 
every 600 square feet of commercial floor area and 1 parking space for each permanent 
residential use. The existing 5,413-square foot commercial building (excluding the 1,298-square 
foot noncommercial basement) requires 9 parking spaces. There is currently no on-site parking.  
 
The proposed project would have 3,493 square feet of commercial floor area (a reduction of 
1,920 square feet) and two permanent residential uses. The required parking for the proposed 
project would be 8 parking spaces.  

34



DR 18-077 (Ipsen Trust) 
June 13, 2018 
Staff Report 
Page 6 of 6 

Other Improvements: The applicant is also proposing minor modifications to the façade and 
fenestration of the commercial buildings including new aluminum clad wood windows painted 
black and new doors. New French doors are proposed on the west elevation to provide access 
to the new south patio and a new stone veneer would be applied to the south elevation of the 
vacant restaurant space. Color renderings are provided on Sheets A4.0 and 4.1 and material 
samples are provided on Sheet A5.1 (refer to Attachment 4). 

Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301 
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to 
existing structures provided that the addition will not result in an increase of more than 50 
percent of the existing floor area or 2,500 square feet whichever is greater. The 443 square feet 
of additions (net) are less than 50 percent of the existing 6,711-square foot commercial 
building. 

ATTACHMENTS 

• Attachment 1 – Site Photographs
• Attachment 2 – Findings for Approval
• Attachment 3 – Conditions of Approval
• Attachment 4 – Project Plans
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South planter proposed to be a new patio 

North planter proposed to be a new patio 

ATTACHMENT 1
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Existing courtyard entry from Lincoln Avenue 

Existing courtyard 
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Existing courtyard 

Location of proposed residential units 

38



DR 18-077 (Ipsen Trust) 
June 13, 2018 
Page 4 of 5 

Existing Intra-Block Walkway at the rear of Lincoln Lane 

Existing Alley’s on either side of Lincoln Lane (South and North) 
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Existing sidewalk along Lincoln Avenue 
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CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

FINDINGS FOR APPROVAL 

DR 18-077 (Ipsen Trust) 
Lincoln Lane 
E/S Lincoln between 5th & 6th Avenues 
Block: 55; Lot(s): 10 & 12 
APN: 010-138-019 

PROJECT DESCRIPTION 
Consideration of a Design Review (DR 18-077) for additions totaling 443 square feet (net) and 
alterations to an existing courtyard located at Lincoln Lane in the Service Commercial (SC) 
Zoning District. 

FINDINGS OF FACT: 

1. The project site is located on the east side of Lincoln Street between 5th and 6th Avenues
in the Service Commercial (SC) Zoning District. The lot is currently developed with two
commercial buildings surrounding a courtyard. The existing building is approximately
6,711 square feet in size.

2. On February 20, 2018 a Design Review application was submitted and on May 30, 2018
revised project plans were submitted for additions totaling 443 square feet (net),
conversion of existing commercial space to two residential units and alterations to the
existing courtyard. The project also includes minor modifications to the façade and
fenestration and relocation of an existing intra-block walkway.

3. Pursuant to CMC Section 17.14.010 (Purpose), the purpose of the Service Commercial
(SC) Zoning District is to provide an appropriate location for services, offices, residential
and limited retail activities that primarily serve local needs. Mixed uses of commercial
and residential activities are appropriate throughout this district.

4. The project qualifies for a Class 1 Categorical Exemption from the provisions of the
California Environmental Quality Act (CEQA) pursuant to Section 15301 (Existing
Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to existing
structures provided that the addition will not result in an increase of more than 50
percent of the existing floor area or 2,500 square feet whichever is greater. The 443-
square feet of additions (net) are less than 50 percent of the existing 6,711-square foot
commercial building.

ATTACHMENT 2
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FINDINGS FOR DECISION: 

1. The project constitutes an improvement over existing site conditions pursuant to CMC
17.14.100 (Design Review and the Basic Review Standard).

2. The project conforms to applicable zoning standards including, floor area, height, and
setbacks.

FINDINGS FOR DESIGN REVIEW APPROVAL (CMC 17.58.060.B): 

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

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

5. The project, as conditioned, is consistent with applicable Commercial Design Guidelines.
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CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

CONDITIONS OF APPROVAL  

DR 18-077 (Ipsen Trust) 
Lincoln Lane 
E/S Lincoln between 5th & 6th Avenues 
Block: 55; Lot(s): 10 & 12 
APN: 010-138-019 

PROJECT DESCRIPTION 
Consideration of a Design Review (DR 18-077) for additions totaling 443 square feet (net) and 
alterations to an existing courtyard located at Lincoln Lane in the Service Commercial (SC) 
Zoning District. 

STANDARD CONDITIONS 

1. Authorization. Approval of this Design Review (DR 17-365) application authorizes the
applicant to construct improvements at Lincoln Lane as described in the June 13, 2018
Planning Commission staff report and as generally depicted on the approved plan set
dated received May 30, 2018.

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

3. Permit Validity. This Commercial Design Review approval shall be valid for a period of
18 months from the date of action by the Planning Commission or, if appealed, final
action by the City Council.

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

ATTACHMENT 3
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otherwise approved by the City based on site conditions. The landscaping plan shall 
show where new trees will be planted when new trees are required to be planted by the 
Forest and Beach Commission or the Planning Commission. 

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

6. Significant Trees and Tree Roots. 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. Water Use.  Approval of this application does not permit an increase in water use on the
project site without adequate supply.  Should the Monterey Peninsula Water
Management District determine that adequate water is not available for this site, this
permit will be scheduled for reconsideration and appropriate findings prepared for
review and adoption by the Planning Commission.

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

9. Skylights. All skylights shall be constructed of non-reflective glass to minimize the
amount of light and glare visible from adjoining properties. All skylight flashing shall
match the roof color or be painted to match. Skylight shades shall be installed to reduce
visible light transmission during the hours of darkness.

10. Stone Facades (including chimneys). Stone façades 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 full installation of stone during
construction, the applicant shall install a 10-square foot section on the building and
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schedule an inspection with Planning staff to ensure conformity with City standards. All 
stonework shall be wrapped around building corners and terminated at an inside corner 
or a logical stopping point that provides a finished appearance. Termination of 
stonework shall be subject to review and approval by Planning staff. 

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

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

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

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

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

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

*Acknowledgement and acceptance of conditions of approval.

______________________________  ___________________________ __________ 
Property Owner Signature  Printed Name    Date 

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

ATTACHMENT 3
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

To: Chair Le Page and Planning Commissioners 

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

Submitted by: Catherine Tarone, Assistant Planner 

Subject:  Consideration of a Design Study (DS 18-124) referral to the Planning 
Commission for the installation of a rear-yard fence and trellis exceeding 
6 feet in height.  

Application: DS 18-124 APN:  010-193-020 
Block:  94 Lots:  1 & 3 
Location:    8th Avenue, 3 SE of Monte Verde Street 
Applicant / Property Owner:      Steven Brown 

Executive Summary 
The applicant is requesting approval of an 8’-8” high fence and trellis installed along the rear 
fence line of the property. All fences exceeding 6 feet in height require approval by the Planning 
Commission.   

Recommendation 
Approve the applicant’s request for an 8’-1” high privacy fence topped by a 7” horizontal arbor 
only where the fence overlaps with the south residence and elevated deck but require that the 
privacy fence be stepped down to 6 feet topped by a 1-foot-high trellis where it overlaps with 
the ground-level rear yard of the south neighbor.  

Background and Project Description 
The project site is located on 8th Avenue, 3 SE of Monte Verde Street and is developed with a 
two-story residence located on an irregular, L-shaped lot totaling 4,000 square feet. The 
property owner is requesting to retain an 8’-1” tall fence topped by a 7” arbor that was 
constructed without permits in November 2017. The fence and arbor were constructed to 
provide additional privacy to the owner’s residence, shielding it from view from the elevated 
lower and upper decks of the neighboring property owner to the south. The applicant has 
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submitted a letter included as Attachment 1 explaining his reasons for constructing the privacy 
fence. The privacy fence extends for 41 linear feet and is located approximately 6 inches back 
from the existing shared fence, which serves as the applicant's rear-yard fence and the south 
neighbor's side-yard fence (see the parcel map in Attachment 3).  The lower portion of the 
fence is 6’ tall and solid and composed of white vinyl, while the upper portion is an 
approximately 2’-1” high lattice topped by a 3.4’ wide, 7” high wooden arbor consisting of two 
perpendicular timbers and six parallel crossbeams.  Additionally, the applicant is proposing to 
grow climbing plants on the arbor.  

The neighboring property owner to the south has submitted a letter (included as Attachment 
2), objecting to the height, visibility, material and proximity of the fence. On November 27, 
2017, the Code Enforcement officer issued a Notice of Violation for constructing the fence 
without permits. The applicant submitted a Design Study application for the fence on March 27, 
2018. According to CMC 17.10.030, all fences that exceed 6 feet in height require approval by 
the Planning Commission. 

Staff analysis 
Although the Residential Design Guidelines have rigorous standards for height, design and 
materials of front-yard fences and arbors, the Guidelines do not provide standards for rear-yard 
fences that are not visible from the street. In regard to privacy, Residential Design Guideline 5.1 
recommends preserving significant trees to screen views into adjacent properties.  In regard to 
protection of views, Residential Design Guidelines 5.1 to 5.3 encourage maintaining views 
through a property to natural features and protecting and preserving the light, air and open 
space of surrounding properties.  The Guidelines discourage incorporating tall or bulky building 
elements near the property line. 

The 8’-8” privacy fence and trellis does appear tall from the ground-level rear yard of the 
neighboring property to the south because it rises, at maximum, 4'-6" above the shared 6-foot-
high fence (see the south neighbor's photographs included as Attachment 2).  The privacy fence 
is located only 6” from the property line and is only approximately 4 feet from the south 
neighbor’s upper-floor oriel window as documented by the photographs submitted by the 
south neighbor included as Attachment 2. The Planning Commission will have the opportunity 
to view the fence from the south neighbor's property as part of the Tour of Inspection on the 
day of the Planning Commission meeting. 

Despite the mass that the privacy fence presents to the south neighbor, in staff’s opinion, the 
south neighbor’s elevated upper and lower decks and large upper-floor oriel window that face 
the applicant’s property create a justifiable need for additional privacy screening. Residential 
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Design Guideline 5.1 recommends locating windows and balconies such that they avoid 
overlooking active indoor and outdoor use areas of adjacent properties, preserving significant 
trees that will help to screen views into adjacent properties and screening patios and terraces.  
The walking surface of south neighbor's lower deck is elevated between 5 and 6 feet above 
grade and is located approximately 5 feet from the shared fence. Consequently, the walking 
surface of the lower deck is located near the top of the 6-foot-high fence and the railing is 
between 2 and 3 feet above the existing shared fence (See Attachment 1 for a photograph of 
the lower deck in relation to the 6-foot-high shared fence). Additionally, although the 
neighbor’s second-story terrace and spa is set back approximately 13.5 feet from the property 
line, it overlooks the applicant’s rear yard and residence (See Attachment 3 for elevation 
drawings of the neighboring residence to the south). Finally, the neighbor’s large second-story 
oriel window faces the applicant’s property and is located 3 feet from the property line. 
Consequently, the applicant is requesting to keep the new privacy fence to mitigate existing 
privacy impacts to his ground-floor dining room, bedroom, and second-floor master bedroom 
and bathroom.   

The applicant states he is requesting a vinyl fence to limit the need to maintain the fence over 
time as the 6” separation from the neighbor’s fence will make the south neighbor’s side difficult 
to maintain. The Residential Design Guidelines recommend that fences be composed of natural 
materials such as wood, stone or wrought iron. The neighboring property owner to the south 
has expressed concern regarding the vinyl material of the privacy fence.  Staff notes that while 
vinyl is not a material encouraged by the City's Residential Design Guidelines, the City does not 
regulate the color fences and so the white color of the fence does not violate the City's 
regulations. If the Commission has a concern regarding the vinyl material of the fence, it can 
require the applicant to remove the vinyl fence and reconstruct it with natural materials. 

In staff’s opinion, the height of the privacy fence and the width of the trellis is warranted in 
order to adequately screen the applicant’s property from the overlooking oriel window and 2nd-
story deck on the neighboring property as well as provide privacy from the 5- to 6-foot-high 
elevated lower deck located only 5 feet from the property line. Staff recommends that the 
Planning Commission approve the applicant’s request for an 8’-1” high privacy fence topped by 
a 7” horizontal arbor only where the fence overlaps with the south residence and elevated deck 
but require that the privacy fence be stepped down to 6 feet topped by a 1-foot-high trellis 
where it overlaps with the ground-level rear yard of the south neighbor.  

Alternatively, the Planning Commission could approve the applicant's request to maintain the 
existing privacy fence as built, or the Commission could deny the application and require the 
removal of the privacy fence. 
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Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Structures 
including fences. The proposed 8'-8" tall privacy fence is considered an accessory or 
appurtenant structure and so is exempt from environmental review. 

ATTACHMENTS: 
• Attachment 1 – Applicant’s Letter, Plans and Photographs
• Attachment 2 – Letter of Concern from South Neighbor
• Attachment 3 – Parcel Map and south neighboring property's building elevations
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Parcel Map and Elevation Drawings of South Neighboring Residence 

Site Plan of Goldfield Residence approved in 1998 as part of Design Stud Application DS 98-53 

Brown Residence 

Goldfield Residence 

Privacy Fence 

Parcel Map 

Brown Residence 

Goldfield Residence 

ATTACHMENT 3
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Parcel Map and Elevation Drawings of South Neighboring Residence 

North Elevation of the Goldfield Residence facing the Brown Residence 

Grade at which 6' high common fence is built 

Walking surface of Lower Deck 5 

to 6 feet above grade 

5' to  6' 
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Parcel Map and Elevation Drawings of South Neighboring Residence 

North 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Submitted by: Marnie R. Waffle, Senior Planner 

Subject:  Consideration of a Design Review (DR 18-132) application for year-round 
exterior, string lighting around a hotel patio at The Getaway (formerly 
The Village Inn) located in the Residential and Limited Commercial (RC) 
Zoning District 

Application: DR 18-132 APN: 010-094-002 
Location: NE Corner of Junipero and Ocean 
Block: 68 Lot(s): 5-10 
Applicant: Arron Simon Property Owner: CVI Investors, LLC 

EXECUTIVE SUMMARY 
The applicant is requesting approval of a Design Review application to allow for year-round 
exterior, string lighting around a hotel patio at The Getaway located on the northeast corner of 
Junipero and Ocean.  

RECOMMENDATION 
Staff recommends that the Planning Commission approve the Design Review application. 

BACKGROUND AND PROJECT DESCRIPTION 
The Getaway hotel recently completed exterior improvements including the construction of a 
new outdoor patio on the south elevation of the hotel lobby (refer to Attachment 1). The 
applicant is requesting Design Review approval to install string lights above the new patio on a 
year-round basis. The lights would be commercial grade LED string lights with vintage Edison-
style light bulbs in warm white. Each string of lights contains 24 LED bulbs and emits 48 watts of 
power (refer to Attachment 4). The applicant is proposing to install up to two strands on metal 
poles located on the south and west sides of the new patio. The string lights would be powered 
by hard-wired, exterior electrical outlets.  
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Prior Planning Commission Review of String Lights: In April of this year, the Planning 
Commission reviewed Design Review applications for year-round string lighting at Paseo San 
Carlos and Bell Tower Court. Staff recommended denial of these applications based on the 
decorative nature of the lighting; the level of illumination when combined with existing light 
sources; and, improper installation of the lights. The Planning Commission denied both requests 
for Design Review approval and the property owner subsequently removed the string lights.  In 
its deliberation the Commission indicated that it could potentially support string lights when 
used for outdoor activity areas, such as outdoor seating at a restaurant.  

Staff has evaluated the current Design Review approval for consistency with the same policies, 
guidelines and ordinances and is recommending approval of the patio string lights at The 
Getaway, with the application of conditions of approval. As further detailed below, the 
proposed string lights would provide illumination to a new outdoor space that is not currently 
lit. 

STAFF ANALYSIS 

The City’s lighting policy states that permanent exterior lighting is permissible only through 
Planning Commission approval of a Design Review application. The following policies, guidelines 
and ordinances regulate lighting in the village. 

Carmel General Plan: The Land Use & Community Character Element of the Carmel General 
Plan contains policy P1-54 which states, “Limit exterior lighting to prevent glare and preserve 
the traditional low levels of illumination during hours of darkness.”  

Staff Analysis: The Getaway hotel recently completed construction of a new outdoor patio on 
the south elevation of the hotel lobby. There are currently no light fixtures installed to 
illuminate this area. The applicant is proposing approximately 75 feet of string lighting along the 
perimeter of the patio. Staff estimates this would require one and one-half sets of string lights 
resulting in approximately 72 watts (the equivalent of 300 incandescent watts and 4,600 
lumens). The proposed string lights are also dimmable. 

The string lights would be visible from Ocean Avenue and Junipero Street; however, the hotel 
patio is setback a significant distance from Ocean Avenue and is buffered with landscaping. The 
lights would be most visible from Junipero Street although only a very small portion is proposed 
to be located on the west side of the patio with the majority of the lights oriented towards the 
hotel parking lot.  

In order to preserve the traditional low level of lighting during the hours of darkness consistent 
with General Plan Policy P1-54, Staff recommends that only 1 set of string lights be installed to 
illuminate the patio. LED lighting emits a brighter light and limiting the amount of lighting to 
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one strand would reduce the proposed lighting level to 48 watts (the equivalent of 200 
incandescent watts and 3,000 lumens).  

Commercial Design Guidelines: The Commercial Design Guidelines contain the following three 
statements relative to lighting: 

Section H: Lighting should be the minimum required for public safety. 

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

Section H.2: Lighting fixtures should be discrete or compatible in design with the 
building and site. 

Staff Analysis: 

The proposed string lights would be the sole source of illumination of the hotel patio. The 
vintage Edison-style bulbs are a warm white color temperature with a maximum of 2 watts per 
bulb. The lights would not be considered harsh and would not flash or blink. The vintage 
Edison-style design of the string lights is intended to complement the updated design of the 
hotel and the contemporary patio which contains wood bench seating and a gas fire pit. The 
proposed lights are consistent with the Commercial Design Guidelines.  

Carmel Municipal Code: Municipal Code Section 15.36.070 contains the lighting requirements 
for commercial buildings. The Municipal Code states that all light fixtures shall not be directed 
toward the public right-of-way and lighting intensity shall not exceed eight-candlefoot power at 
a point two feet beyond storefront windows. Additionally, Municipal Code Chapter 8.32 adopts 
the 2016 California Fire Code which states the following: 

1) Extension cords. Extension cords and flexible cords shall not be a substitute for
permanent wiring. Extension cords and flexible cords shall not be affixed to structures,
extended through walls, ceilings or floors, or under doors or floor coverings, nor shall
such cords be subject to environmental damage or physical impact. Extension cords
shall be used only with portable appliances.

2) Temporary wiring. Temporary wiring for electrical power and lighting installations is
allowed for a period not to exceed 90 days. Temporary wiring methods shall meet the
applicable provisions of the California Electrical Code.

Staff Analysis: The proposed string lights would be supported by a steel guide wire suspended 
between metal poles that extend above the metal railing that encloses the patio. The light 
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bulbs would not be shielded or down facing; however, each bulb would not exceed 2 watts and 
the string lights could be dimmed which would further limit the level of illumination. Staff notes 
that a portion of the string lights are proposed to be located along the public sidewalk on 
Junipero Street; however the lights would be partially screened by an existing street tree. If the 
Planning Commission has concerns about spillover of light onto the public sidewalk, the 
application could be conditioned to prohibit the placement of lights on the west elevation of 
the patio. 

Hard-wired exterior electrical outlets have been installed at the new patio to provide a safe 
power source for the proposed string lights. Additionally, staff has included Special Condition 
No. 6 (refer to Attachment 3) that prohibits the use of extension cords. 

Environmental Review: The proposed project is exempt from the requirements of the 
California Environmental Quality Act (CEQA) pursuant to Section 15301 which includes minor 
alterations to private structures involving no expansion of the existing use of the site as a hotel.  

ATTACHMENTS: 

• Attachment 1 – Site Photographs
• Attachment 2 – Findings for Approval
• Attachment 3 – Conditions of Approval
• Attachment 4 – Project Plans and Light Specifications

93



DR 18-132 (CVI Investors) 
June 13, 2018 
Page 1 of 2 

Photo 1. New Outdoor Patio @ The Getaway (formerly The Village Inn) 

Photo 2. South Elevation of New Outdoor Patio @ The Getaway 
(formerly The Village Inn) 

ATTACHMENT 1
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Photo 3. Hard-wired Exterior Electrical Outlets 
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CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

FINDINGS FOR APPROVAL  

DR 18-132 (CVI Investors, LLC) 
The Getaway, formerly The Village Inn 
NE Corner of Junipero Ave & Ocean Ave 
Block: 68, Lot(s): 5-10 
APN: 010-094-002 

CONSIDERATION 

Consideration of a Design Review (DR 18-132) application for year-round exterior, string lighting 
around a hotel patio at The Getaway (formerly The Village Inn) located in the Residential and 
Limited Commercial (RC) Zoning District.  

FINDINGS OF FACT 

1. The project site is located at the northeast corner of Junipero Avenue and Ocean
Avenue in the Residential and Limited Commercial (RC) Zoning District.

2. On April 4, 2018, the applicant submitted a Design Review application to install exterior
lighting around a new outdoor patio on the south elevation of the hotel lobby.

3. Carmel Municipal Code Section 17.58.030 (Commercial Design Review) establishes a
Track One Design Review process for exterior design changes in the Residential and
Limited Commercial (RC) Zoning District.

4. City Council Policy 95-09 requires Planning Commission approval of permanent exterior
lighting changes.

5. This Track One Design Review application is exempt from the requirements of the
California Environmental Quality Act (Class 1 – Existing Facilities).

FINDINGS FOR DECISION 

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

2. The project, as conditioned, complies with all applicable provisions of the Carmel
Municipal code.

ATTACHMENT 2
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3. The project, as conditioned, is consistent with applicable Commercial Design Guidelines.

4. The project, as conditioned, constitutes an improvement over existing conditions.
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CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

CONDITIONS OF APPROVAL  

DR 18-132 (CVI Investors, LLC) 
The Getaway, formerly The Village Inn 
NE Corner of Junipero Ave & Ocean Ave 
Block: 68, Lot(s): 5-10 
APN: 010-094-002 

PROJECT DESCRIPTION 

Consideration of a Design Review (DR 18-132) application for year-round exterior, string lighting 
around a hotel patio at The Getaway (formerly The Village Inn) located in the Residential and 
Limited Commercial (RC) Zoning District.  

STANDARD CONDITIONS 

1. Approval of this Design Review (DR 18-132) application authorizes the installation of
year-round exterior, string lighting around the hotel patio at The Getaway (formerly The
Village Inn) as represented in the project plans and light specifications dated received by
Community Planning & Building on April 4, 2018. Any modifications to the type, style,
number, or illumination level of the string lights shall first require review by the
Community Planning & Building Department. Substantial changes may require review by
the Planning Commission.

2. This Commercial Design Review approval shall be valid for a period of 18 months from
the date of action by the Planning Commission or, if appealed, final action by the City
Council.

3. 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.

ATTACHMENT 3
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SPECIAL CONDITIONS 

4. Unless otherwise modified by these conditions of approval, the string lights shall be
consistent with the lighting specifications submitted on April 4, 2018 and shall be
installed and maintained in accordance with the manufacturers specifications. Each
individual bulb shall not exceed 2 watts as stated in the specifications.

5. The string lights shall not be spliced to reduce the length of the lights.

6. At no time shall extension cords be used to extend the length of the string lights. The
string lights shall be plugged directly into an approved, hard-wired exterior electrical
outlet.

7. At any time following installation of the string lights, the City may require the
preparation of a photometric plan if illumination levels appear to exceed the maximum
allowed under this approval and/or if complaints regarding excessive light or glare are
filed with the City.

*Acknowledgement and acceptance of conditions of approval.

_____________________ __________ ________________________  ___________ 
Applicant Signature  Printed Name  Date 

______________________________  ________________________  ____________ 
Property Owner Signature Printed Name  Date 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Staff Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Submitted by: Marnie R. Waffle, Senior Planner 

Subject:  Consideration of a Concept Design Study (DS 17-240) and associated 
Coastal Development Permit for additions to an existing residence and 
the demolition and construction of a new detached garage located in the 
Single-Family Residential (R-1) Zoning District. 

Application: DS 17-240 APN: 010-126-007 
Location:  Dolores Street, 2 NE of 2nd Avenue 
Block:  10 Lot(s): 14 & 16 + 40’ of 13 & 15 
Applicant: Neal Kruse Property Owner: Karyl Hall 

EXECUTIVE SUMMARY 
The applicant is requesting approval of a Concept Design Study and associated Coastal 
Development Permit to construct a 126-square foot dining room addition and to demolish an 
existing, single car detached garage and construct a new 400-square foot detached two-car 
garage. Existing site coverage would be reduced by 966 square feet. The project is located on 
Dolores Street 2 NE of 2nd Avenue in the R-1 Single Family Residential District. 

RECOMMENDATION 
Staff recommends that the Planning Commission approve the Concept Design Study (DS 17-
240) and associated Coastal Development Permit subject to the attached Findings for Concept
Acceptance and Recommendations/Draft Conditions (Attachments 3 and 4).

BACKGROUND AND PROJECT DESCRIPTION 
The project site is currently developed with a 2,057-square foot one-story residence and 182-
square foot detached garage located within the front yard setback. A 345-square foot Accessory 
Dwelling Unit is currently under construction on the property. The site is 11,200 square feet in 
size and contains a total of 14 trees; 3 additional trees are located in the City right-of-way. A 
Final Determination of Historic Ineligibility was issued on March 22, 2017.  
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The applicant is proposing to construct a 126-square foot dining room addition and demolish 
the existing, 187-square foot detached single car garage to construct a new, 400-square foot 
detached two-car garage. Other minor alterations include an 11-square foot addition at the 
bathroom and the removal of a 9-square foot closet. The net additional square footage would 
total 341 square feet. The expanded residence would be 2,185 square feet and the total floor 
area, including all structures on the property, would be 3,026 square feet. The maximum 
permitted floor area is 3,480 square feet. 

The construction of a new two-car detached garage would require the removal of 
approximately 57 cubic yards of soil which translates to 7-8 one-way truck trips (based on 8 
cubic yards per load).   

Staff has scheduled this application for conceptual review. The primary purpose of this meeting 
is to review and consider the site planning, privacy and views, mass and scale related to the 
project. However, the Commission may provide input on other aspects of the design.  

STAFF ANALYSIS 

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving 
significant trees and minimizing impacts on established trees; protecting the root systems of all 
trees to be preserved; and, maintaining a forested image on the site. 

The site contains ten Coast Live Oak trees, two Monterey Cypress trees, one Monterey Pine and 
one Incense Cedar; three additional Monterey Pine trees are located in front of the property 
within the City right-of-way. The applicant has obtained a tree removal permit to remove the 
Incense Cedar and one 18 inch Monterey Pine located within the City right-of-way. Removal of 
the Monterey Pine in the right-of-way is necessary to facilitate the new detached garage.  

In order to maintain the 6-foot root protection zone around an existing 17 inch Coast Live Oak 
the applicant is proposing to shift one-half of the garage into the front yard setback by 4’-4”. 
Draft Condition No. 1 requires the applicant to submit a Variance application for the setback 
encroachment. Additionally, Draft Condition No. 2 requires that all foundations within 15 feet 
of significant trees be excavated by hand. The City Forester is not requiring the planting of 
additional trees. With the application of conditions of approval, the proposed project meets the 
objectives of preserving the forest character. 

Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that 
preserve reasonable privacy for adjacent properties and maintain view opportunities to natural 
features. 

Staff has not identified any view or privacy impacts as a result of the proposed project. 
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Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate 
parking facilities that do not dominate the design of the house or site; minimizing the amount 
of paved surface for a driveway; positioning garages to maximize open space, views and 
privacy; and, minimizing visual impacts. 

The project site currently contains a single-car detached garage located 5 feet from the front 
property line. The garage is 12’-7” in height and is approximately 187 square feet. The applicant 
is proposing to demolish the existing garage and construct a 400-square foot detached two-car 
garage. For lots greater than 8,000 square feet, the Municipal Code requires two on-site 
parking spaces. 

One-half of the new garage would comply with the required 15-foot setback from the front 
property line while the other half would be setback 10’-8” in order to preserve and protect an 
existing 17 inch Coast Live Oak tree. Draft Condition No. 1 requires the applicant to submit a 
Variance application for the setback encroachment. The new garage would be 12’-10” in height. 

The two-car garage would be off-set approximately 4 feet and would present two, single car 
garage doors to the street. The exterior finishes of the new garage would be differentiated to 
present the look of two, single car garages rather than one two-car garage. One-half of the new 
garage would be finished with board and batten wood siding while the other half would be 
finished with Carmel stone. The driveway would be broken up into two 9-foot wide driveways 
with 12 inches of planting space between them. The driveways would be finished with 
interlocking pavers set in sand. The project meets the objectives of parking and access. 

Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to 
relate to the context of other homes nearby; minimize the mass of a building as seen from the 
public way or adjacent properties; and, relate to a human scale in its basic forms.  

The existing residence is a one-story and the proposed dining room addition is also one-story. 
The height of the addition would be 14’-9” and would not be visible from the street.  

The proposed garage would be 20 feet wide by 20 feet deep and has been designed to 
complement the architectural style of the existing residence. The front elevation would be 
offset by 4 feet between the two garage doors to break up the building plane. The scale is 
appropriate for an 11,200-square foot lot and the encroachment into the front 15-foot setback 
is minimal. The proposed project meets the objectives of mass and bulk. 

Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional 
building forms; using restraint with variations in building planes; using simple roof forms that 
are in proportion to the scale of the building; and, roof eave lines that are low in scale. 
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The existing single story residence has 9:12 roof pitches and the dining room and bathroom 
additions would maintain the same roof pitch. The additions would occur behind the existing 
residence and would not be visible from the street.  

The proposed garage would have two, 9:12 pitched gabled roofs with a swooping roof element 
on the north elevation to provide a covered entry to the garage. The project meets the 
objectives of building and roof form. 

Site Coverage: Existing site coverage includes gravel and stone paths as well as stone stairs and 
patios totaling 2,167 square feet. The applicant is proposing to reduce existing site coverage by 
966 square feet by replacing the gravel with mulch and removing and/or reducing the size of 
existing stone patios. New site coverage would include two 9-foot wide driveways finished with 
interlocking pavers set in sand and new stone landings and stairs leading to/from the garage. 

Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining 
an informal open space character of the right-of-way; maintaining trees and natural vegetation; 
and, designing parking areas to reinforce the forest image. 

The existing right-of-way contains three trees and informal plantings and is in a natural state. As 
noted above, an existing 18 inch Monterey Pine has been approved for removal to facilitate the 
new garage. Approximately six stepping stones are located within the right-of-way just outside 
the existing gate. Draft Condition No. 3 requires the removal of this encroachment prior to final 
inspection. The proposed project meets the objectives of maintaining the informal character of 
the street. 

Finish Details: The exterior wall cladding of the dining room and bathroom additions would be 
board and batten wood siding to match the existing residence. The exterior wall cladding of the 
new garage would be board and batten wood siding for one-half of the garage and Carmel 
stone for the other half. Draft Condition No. 4 requires a broken course/random pattern or 
similar consistent with the Residential Design Guidelines and requires that all stone be wrapped 
around building corners and terminated at inside corners or another logical stopping point to 
provide a finished appearance. The roof would be finished with CertainTeed Presidential Shake 
Mountain Timber composition shingle roofing. Refer to Attachment 6 for material 
specifications. Draft Condition No. 5 requires the use of non-reflective glass for the new skylight 
in the dining room and the installation of a solar shade (refer to Attachment 4). 

Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301 
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to 
existing structures provided that the addition will not result in an increase of more than 50 
percent of the existing floor area or 2,500 square feet whichever is greater. The project 
proposes a net increase of 341 square feet which is less than 50 percent of the existing 2,680 
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square feet of floor area. 

ATTACHMENTS 

• Attachment 1 – Project Data Table
• Attachment 2 – Site Photographs
• Attachment 3 – Findings for Concept Acceptance
• Attachment 4 – Conditions of Approval
• Attachment 5 – Project Plans
• Attachment 6 – Material Specifications
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PROJECT DATA TABLE 

PROJECT DATA FOR A 11,200 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 
Floor Area 3,480 SF (31%) 2,680 SF 3,026 SF 
Site Coverage 766 SF/1,214 SF 2,167 SF 1,201 SF 
Trees (Upper/Lower) * 3/11 3/10 
Ridge Height (1st/2nd) 18’/24’ <18’/NA No change 
Plate Height (1st/2nd) 12’/18’ 12’/NA No change 
Setbacks Minimum Required Existing Proposed 
Front 15’ 44’-8” No change 
Composite Side Yard 20’ (25%) 27’-6” No change 
Side Yard 3’ 4’ No change 
Street Side Yard N/A N/A N/A 
Rear 15’/3’** 17’ No change 

Detached Garage 
Setbacks Minimum Required Existing Proposed 
Front 15’ 5’ 10’-8”/15’ 
Side 3’ 5’-10” 4’ 
Ridge Height 18’ 12’-7” 12’-10” 
Plate Height 12’ 9’ 8’-9” 
*As determined by the Forest and Beach Commission
**The rear setback is three feet for those portions of structures less than 15 feet in height.

ATTACHMENT 1
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Photo 1. Existing Single Car Detached Garage (Dolores Street) 

Photo 2. Rear Elevation of Existing Detached Garage 

ATTACHMENT 2
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Photo 3. Location of Dining Room Addition 

Photo 4. Location of Dining Room Addition 
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE 
For each of the required design study findings listed below, staff has indicated whether the 
concept plans submitted support adoption of the findings. For all findings checked "no" the staff 
report discusses the issues to facilitate decision-making by the Planning Commission. Findings 
checked "yes" may or may not be discussed in the staff report depending on the issues. 
CMC Section 17.68.040.A – Concept Phase Approval Findings YES NO 
1. The project conforms with all zoning standards applicable to the site, or has
received appropriate use permits or variances consistent with the Zoning Ordinance.

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

CMC Section 17.64.010.B - Coastal Development Permit Findings YES NO 
1. Local Coastal Program Consistency: The project, as described in the application
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.

✔ 

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

✔

ATTACHMENT 3

112



DS 17-240 (Hall) 
June 13, 2018 
Recommendations/Draft Conditions
Page 1 of 1 

Recommendations/Draft Conditions 

No. 
1. Variance. The applicant shall submit a Variance application for the encroachment of the 

garage into the front yard setback. 
2. Significant Trees. All foundations within 15 feet of significant trees shall be excavated by 

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

3. Right-of-Way Encroachments. All right-of-way encroachments shall be removed prior to 
final inspection of the project. 

4. Stone Facades (including chimneys). Stone facades shall be installed in a broken 
course/random or similar masonry pattern. Setting the stones vertically on their face in a 
cobweb pattern shall not be permitted. All stonework shall be wrapped around building 
corners and terminated at an inside corner or a logical stopping point that provides a 
finished appearance. Termination of stonework shall be subject to review and approval by 
the Community Planning & Building Director or his/her designee. 

5. Skylights. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with flashing 
that matches the roof color, or shall paint the skylight flashing to match the roof color. 
Skylight shades shall be installed in each skylight to reduce visible light transmission 
during the hours of darkness. 

ATTACHMENT 4
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Subject: Consideration of a Concept Design Study (DS 18-066) and associated 
Coastal Development Permit for the construction of a new, two-story, 
1,940 square-foot single-family residence with basement and attached 
garage on a vacant lot, located in the Single-Family Residential (R-1) 
Zoning District. 

Application:  DS 18-066 APN: 010-212-020 
Location:  Lincoln Street, 2 southwest of 5th  
Block:  54 Lot:  5 
Applicant:  Eric Miller Architect Property Owner: Anthony and Susan Lombardo 

EXECUTIVE SUMMARY 
The applicant is proposing to build a new, two-story, 1,940 square-foot, single-family residence 
with basement and attached garage on a standard 4,000 square-foot vacant lot.   

RECOMMENDATION 
Accept the Concept Design Study DS 18-066 (Lombardo) and the associated Coastal 
Development Permit subject to the attached Findings for Concept Acceptance and 
Recommendations/Draft Conditions. 

BACKGROUND AND PROJECT DESCRIPTION 
The property is a 4,000 square-foot vacant lot that is developed as a parking lot, historically 
used by the Christian-Scientist reading room located on the adjacent lot to the south. The 
applicant has submitted plans to construct a new 1,940 square-foot, two-story, Mediterranean- 
style residence.  The residence includes 384 square feet in the basement, 878 square feet on 
the first floor, and 678 square feet on the second floor. A 324 square-foot roof-top deck is 
proposed, accessed via an exterior staircase on the south elevation. The applicant proposes an 
attached garage that includes a car lift to accommodate two cars.    
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The design includes an enclosed second-story balcony on the front elevation and a second story 
4-foot wide balcony on the rear elevation. A partially enclosed first-story patio is proposed the
rear of the residence.

The construction of the home will require removal of approximately 625 cubic yards of soil 
(“cut”).  The proposed cut will translate to approximately 78 one-way truck trips (based on 8 
cubic yards per load).  In addition, engineered soils will be required.  This will add an additional 
10 one-way truck trips.   

Staff has scheduled this application for conceptual review.  The primary purpose of this meeting 
is to review and consider the site planning, privacy and views, mass and scale related to the 
project.  However, the Commission may provide input on other aspects of the design. 

STAFF ANALYSIS 

Neighborhood Context:  The Residential Design Guidelines state that “when planning a project 
in Carmel, one should define a basic design approach that will meet the owner’s needs and at 
the same time be compatible with the neighborhood.” Design Guidelines 9.1 states that “a 
design that creates individual character while also maintaining compatibility with the character 
of the neighborhood, is encouraged.” 

The Lincoln Street neighborhood is somewhat unique, in that it has a mix of development 
types.  On the west side of Lincoln Street there are two parking lots, the Christian Science 
Reading Room, the First Murphy House, and a one-story residence.  On the east side of the 
street there are mix of one and two-story commercial buildings with a variety of architectural 
styles.  In staff’s opinion, design and massing may be out of character with the neighborhood 
context. The Commission should evaluate the compatibility of the proposed new 
Mediterranean-style residence with this neighborhood. 

Forest Character:  Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a 
forested image on the site” and for new construction to be at least six feet from significant 
trees.   
The City Forester has identified 4 trees on the property, including two 12-inch oaks and one 24-
inch pine on the north side of the property, as well as one eucalyptus near the rear.  On May 
10, 2018, the Forest and Beach Commission approved the removal of the westerly oak as well 
as pruning of the easterly oak and pine in order to accommodate the new residence.  The 
Commission required that the applicant plant one new 60” box oak.  The City Forester does not 
recommend that any additional trees be planted on the project site. 
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Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state, “maintain privacy of 
indoor and outdoor spaces in a neighborhood”, “maintain view opportunities, and “Position a 
building to screen active areas of adjacent properties when feasible, locate windows and 
balconies such that they avoid overlooking active indoor and outdoor uses area of adjacent 
properties.” 

At this time staff has not identified any view impacts associated with this project.  The story 
poles have been up for several months and no neighboring properties owners have come 
forward expressing concern with potential view impacts.    

With regard to privacy, the project includes a partially enclosed first-story patio on the rear 
elevation, a second-story balcony on the rear elevation that is only 4 feet wide, and a 324 
square-foot roof deck. The rear patio and balcony will not likely create privacy impacts; 
however, there is some potential for privacy impacts associated with the rooftop deck.  Of 
important note is that the deck would be screened from neighboring properties by the roof 
structure and is set back several feet from the outer walls of the residence. The owner of the 
property to the south west, occupied by the Happy Landing Inn, has expressed concern with 
potential privacy impacts associated with the rooftop deck and the overall building mass.  No 
other neighbors have come forward to express concern.  The Planning Commission will have 
the opportunity to evaluate the privacy situation during the tour of inspection. 

Building Mass & Bulk:  Residential Design Guidelines 7.0 state that “a building should 
contribute to the character of the neighborhood and should not dominate the street or 
neighboring properties” and “should relate to the context of other homes nearby.”  

The proposed residence is 1,940 square feet in size, which includes 1,556 square feet of above-
grade floor area and 384 square feet below grade in the basement. The building is proposed to 
be 23.5 feet high at the highest point along the roof (maximum allowed: 24 feet).  In staff’s 
opinion, the proposed residence appears relatively large in comparison to the other 
developments in the area, in particular when evaluating the story poles.   

Contributing to the appearance of building mass is the balcony on the front elevation, which is 
enclosed by walls and a roof, but the window bays have been left open.  The architect has not 
included this building element in the floor area calculations because the window bays are open 
(making it not fully enclosed). CMC 17.10.030.D “Floor area means the total gross square 
footage included within the surrounding exterior walls of all floors contained within all enclosed 
buildings on a building site whether finished or unfinished.” In staff’s opinion, this balcony 
element should count as floor area under the City’s code definition, which will likely require 
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that this building element be eliminated and will result in the second story being set back 
farther from the street. The applicant is also proposing an enclosed first-story patio at the rear 
of the residence, in which one wall has been left open.  Leaving one wall open is more 
consistent with the requirement that the space not be enclosed, and this could potentially be 
exempted from the floor area calculations.  

On the rear (west) elevation, the rooftop deck and associated railing contributes to the 
appearance of building mass.  The west elevation is not visible from the street, however, the 
neighbor to the southwest has expressed concern with the appearance of this elevation and 
feels that it looms over their property. 

Building & Roof Form: Residential Design Guidelines 8.1 through 8.5 state that “building forms 
should be simple.  Basic rectangles, L or U-shapes are typical”, “A form with a horizontal 
emphasis is preferred”, “Roof forms should be composed of just a few simple planes”, “Avoid 
complex roof forms that call attention to the design or add unnecessary detail.”  The Guidelines 
emphasize using “restraint” and “simplicity” in building forms, which should not be 
complicated, and roof lines, which should “avoid complex forms.” 

In staff’s opinion, the proposed design meet the requirements of the Design Guidelines with 
regard to building and roof form.  The applicant has worked with staff to simplify the overall 
design by eliminating bay windows and other design elements.  The rooftop deck does add 
complexity to the roof design, but is not easily detectable from public view.  However, the roof 
deck and associated furniture such as umbrellas, heater, etc., can likely be seen from the side 
and rear elevations. 

Alternatives:  Staff has included draft Findings for Approval that the Commission can adopt if 
the Commission accepts the overall design concept, including the architectural style of the 
building.  However, if the Commission does not support the design, then the Commission could 
continue the application with specific direction given to the applicant. 

Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units. The 
project includes the demolition of an existing single family residence and the construction of a 
new single family residence in a residential zone and therefore qualifies for a Class 3 
exemption. The proposed residence does not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
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ATTACHMENTS: 

• Attachment 1 – Site Photographs
• Attachment 2 – Findings for Approval
• Attachment 3 – Recommendations/Draft Conditions
• Attachment 4 – Neighbor Letter
• Attachment 5 – Project Plans
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PROJECT DATA FOR A 4,000 SQUARE-FOOT SITE 

Site Considerations Allowed Existing Proposed 

Floor Area 1,800 SF (45%) NA 
1,940 SF* 
1,556 Above Grade 
384 Basement 

Site Coverage 396 SF/556 SF NA 556 SF 
Trees (Upper/Lower) 3/1 2/2 1/2 
Ridge Height (1st/2nd) 18’/24’ NA 12’-6”/23’-6” 
Plate Height (1st/2nd) 12’/18’ NA 9’-6”/18’ 
Setbacks Minimum Required Existing Proposed 
Front 15’ NA 21’ 

Composite Side Yard 10’ (25%) NA 10’ 

Minimum Side Yard 3’ NA 3’-6” 
Rear 15’/3’ NA 20’ 

ATTACHMENT 1
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View of project site, looking northwest 

ATTACHMENT 2
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View from Happy Landing Inn patio, looking northeast. 
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE 
For each of the required design study findings listed below, staff has indicated whether the 
concept plans submitted support adoption of the findings. For all findings checked "no" the staff 
report discusses the issues to facilitate decision-making by the Planning Commission. Findings 
checked "yes" may or may not be discussed in the staff report depending on the issues. 
CMC Section 17.68.040.A – Concept Phase Approval Findings YES NO 
1. As conditioned, the project conforms with all zoning standards applicable to the
site, or has received appropriate use permits or variances consistent with the Zoning
Ordinance.

✔ 

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

✔ 

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

✔ 

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

TBD 

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

TBD 

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

✔ 

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

✔ 

CMC Section 17.64.010.B - Coastal Development Permit Findings YES NO 
1. Local Coastal Program Consistency: The project, as described in the application
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.

✔ 

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

✔ 

ATTACHMENT 3
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Recommendations/Draft Conditions 
No. 
1. The applicant shall include the second-story front balcony in the floor area 

calculations. 

ATTACHMENT 4
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Lombardo (DS 18-066)

Shari Lasher <sharilasher@gmail.com> Tue, Jun 5, 2018 at 4:25 PM
To: Marnie Waffle <mwaffle@ci.carmel.ca.us>, mwiener@ci.carmel.ca.us
Cc: mlasher@lasherauto.com

These are our comments for your report. Thank you!
Regarding the Lombardo Residence review:
As neighbors to the South West of the Lombardo Residence we are greatly concerned over the height of the proposed roof deck patio.
On the current set of drawings it appears that the roof top deck will result in a direct view into the room interiors and courtyard of The
Happy Landing Inn. 
The Inn will be converted into a private residence beginning in November 2018. In part, this conversion is occurring due to significant
construction projects being planned on two sides of the property. 
We are hoping that we will not be forced to plant mature trees and/or erect a privacy fence just to maintain our existing level of privacy.
We are requesting additional review of the proposed upper deck to ensure privacy for both properties.
Please see additional email containing accompanying photographs.
Thank you,
Mark and Shari Lasher

Sent from my iPhone
Shari LaForest Lasher, PsyD

On Jun 5, 2018, at 3:20 PM, Mark Lasher <mlasher@lasherauto.com> wrote: 

From: Marnie R. Waffle <mwaffle@ci.carmel.ca.us>  
Sent: Monday, June 04, 2018 10:35 AM 
To: mlasher@lasherauto.com 
Cc: Marc Wiener <mwiener@ci.carmel.ca.us>; Marnie Waffle <mwaffle@ci.carmel.ca.us> 
Subject: Lombardo (DS 18-066)

[Quoted text hidden]

ATTACHMENT 5
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SHOWN IN INCHES AND ARE APPROXIMATE ONLY, TO BE VERIFIED BY AN
APPROVED ARBORIST PROVIDED BY OTHERS, PER AGREEMENT WITH THE SURVEYOR.

DIRECTION OF GROWTH AND DRIP LINE SHAPE TO BE VERIFIED BY OTHERS.

SQUARE FOOTAGE OF BUILDINGS (IF ANY) IS SHOWN APPROXIMATE ONLY,
AND SUBJECT TO REVISION AT ANY TIME.
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DEL REY OAKS, CALIFORNIA 93940 (831) 620-5032

info@lucidosurveyors.com
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Volume 1 of Cities and Towns at Page 2

as shown in
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LOT 5 in BLOCK 54

STATE OF CALIFORNIACOUNTY OF MONTEREYCITY OF CARMEL
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ALTA Surveys and GIS Database Management · Land Planning and Consulting
Boundary and Construction Surveys · Topographic and Planimetric Mapping

SCALE: 1"=8' PROJECT No. 1909 MAY 15, 2017

Mr. Anthony Lombardo
P R E P A R E D F O R

being a portion of APN 010-212-017-000

LEGEND:

ELEVATIONS FOR THIS SURVEY ARE BASED ON AN ASSUMED DATUM.
AN ELEVATION OF 50.0 HAS BEEN ASSIGNED TO A MAG NAIL
SET IN THE PAVEMENT NEAR THE EASTERLY BOUNDARY OF THE
SUBJECT PROPERTY AS SHOWN HEREON.

BENCHMARK:
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Staff Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Subject: Consideration of a combined Concept and Final Design Study (DS 18-149) 
and associated Coastal Development Permit for additions and 
modifications to an existing residence located in the Single-Family 
Residential (R-1) and Beach and Riparian Overlay (BR) Zoning Districts. 

Application: DS 18-149 APN: 010-312-014 
Location:  Scenic, 3 NW of 8th 
Block:  C-2 Lot(s): 11 
Applicant: International Design Group Property Owner: Craig & Diana McCallister 

EXECUTIVE SUMMARY 
The applicant is requesting approval of a combined Concept and Final Design Study and 
associated Coastal Development Permit to construct a 371 square-foot addition connecting the 
detached garage to the main residence. The project includes architectural changes to the 
residence and conversion of a portion of the two-car garage into a living space. 

RECOMMENDATION 
Staff recommends that the Planning Commission approve the combined Concept and Final 
Design Study (DS 18-149) and associated Coastal Development Permit subject to the attached 
Findings for Approval and Conditions of Approval (Attachments 3 and 4). 

BACKGROUND AND PROJECT DESCRIPTION 
The project site is a 5,333 square-foot lot developed with a 1,879 square-foot residence and 
detached two-story two-car garage and guesthouse, clad with stucco siding. A Final 
Determination of Historic Ineligibility was issued on June 20, 2017. 

The applicant is proposing to construct an addition connecting the main residence to the garage 
and to convert a portion of the garage into a bedroom. The additions would total 371 square 
feet and the expanded residence would be 2,250 square feet.  Other project components 
include: 1) modifications to the roof design and raising the height by 4’, 2) replacing the stucco 
with wood-shingle siding, 3) installation of a slate roof, 4) new wood doors and windows, 5) 
installation of several dormer and bay windows, 6) two new gas fireplaces and associated 
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chimneys, 7) a new first-story patio at the rear of the residence, 8) site coverage modifications 
that will bring the site into compliance with allowed limited and include a new paver driveway, 
9) new landscaping, and 10) a new 6-foot high wood fence and stone entry arbor behind the 
front-yard setback. 
 
Staff has scheduled this application for a combined concept and final review.  If the Commission 
has concerns that cannot be addressed at one meeting the project can be continued to another 
hearing. 
 
STAFF ANALYSIS 
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving 
significant trees and minimizing impacts on established trees; protecting the root systems of all 
trees to be preserved; and, maintaining a forested image on the site. 
 
The site contains one upper cypress tree, however, several cypress are located near the 
property boundaries on neighboring properties. The proposed new addition is located 
approximately 6-8 feet from two cypress located on the adjacent property to the north.  The 
Forestry Department has reviewed the proposal and determined that the addition is adequately 
set back and will not likely impact these trees.    
 
The Forestry Department recommends that at least one new lower canopy tree be planted on 
the site.  A condition has been drafted requiring the applicant to plant one lower-canopy tree 
and that the applicant work with staff to determine if potentially another lower-canopy tree 
can be planted either on site or in the City right-of-way. 
 
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that 
preserve reasonable privacy for adjacent properties and maintain view opportunities to natural 
features. 
 
Staff has not identified any privacy impacts associated with the project.  Staff notes that there 
does not appear to be any significant ocean views through the property, as there are several 
cypress trees at the rear of the property and a large acacia at the front that screen potential 
ocean views.  The proposed two-story addition is located behind the existing two-story 
garage/guesthouse and will not obstruct neighboring views.  The roof modifications that 
increase the height of the one-story element, and addition of two chimneys, will not likely 
impact neighboring view. 
 
Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to 
relate to the context of other homes nearby; minimize the mass of a building as seen from the 
public way or adjacent properties; and, relate to a human scale in its basic forms.  
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The proposed addition is two-story, but is compatible with the existing residence and does not 
increase the overall appearance of building mass. The modifications to the rear one-story 
portion of the residence will increase the height by 4 feet; however, in staff’s opinion the design 
is consistent with the Design Guidelines pertaining to mass and bulk and will be an overall 
improvement to the aesthetics of the residence. 

Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional 
building forms; using restraint with variations in building planes; using simple roof forms that 
are in proportion to the scale of the building; and, roof eave lines that are low in scale.  
Guideline 8.3 states to “limit the number of subordinate attachments, such as dormers, to avoid 
cluttered design.” 

The existing residence has simple building and roof forms.  The proposed modifications will 
increase the complexity of the overall design, but in staff’s opinion, are still architecturally 
appropriate and not overly complicated.  The applicant is proposing 10 dormer windows, 3 of 
which are on the rear elevation.  Two bay windows are also proposed including one on the 
front elevation.  While these windows add some architectural variety and interest, the 
Commission should consider whether the number of dormer or bay windows should be 
reduced to simplify the roof design and be more consistent with the above guideline 

Site Coverage/Landscaping: The applicant is proposing to reduce the site coverage from 1004 
square feet to 710 square feet.  New site coverage includes a 305 square-foot paver driveway at 
the front of the property, a 161 square foot patio/terrace at the rear of the residence, a new 
spa, pathways and landings. The site coverage will be incompliance with the maximum allowed 
for the property. 

The applicant has included a conceptual landscape plan depicting new landscaping at the front 
and rear of the property.  A condition has been drafted requiring the applicant to submit and 
receive final approval for the landscape plan prior to the issuance of the building permit. 
Included on the concept landscape plan is a 5’ wood fence on top of an 18” stone wall and an 
arched stone entry arbor.  This fence and arbor would be located behind the 15’ front-yard 
setback.  A new 4’ high wood fence and sliding gate is proposed on the front property line in 
addition to the fence at the rear.  A condition has been drafted requiring the applicant to 
provide elevation details of the front fence. 

Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining 
an informal open space character of the right-of-way; maintaining trees and natural vegetation; 
and, designing parking areas to reinforce the forest image. 

There is an existing fence located in the City right-of-way. A condition has been drafted 
requiring that this fence by removed, as indicated on Sheet A1.0 of the plan set. 
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Finish Details: The exterior wall cladding would include new wood-shingle siding. The existing 
wood-shake roof will be replaced with natural slate. All windows and doors will be unclad 
wood. Staff supports the proposed finish materials and finds that they are consistent with the 
Design Guideline recommendations for natural finish materials.  The overall proposal will 
improve the aesthetics of the residence over existing conditions. 

Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301 
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to 
existing structures provided that the addition will not result in an increase of more than 50 
percent of the existing floor area or 2,500 square feet whichever is greater. The 371 square-
foot addition meets either criteria. 

ATTACHMENTS 

• Attachment 1 – Project Data Table
• Attachment 2 – Site Photographs
• Attachment 3 – Findings for Approval
• Attachment 4 – Conditions of Approval
• Attachment 5 – Project Plans
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PROJECT DATA TABLE 

PROJECT DATA FOR A 5,333 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 
Floor Area 2,257 SF (42%) 1,879 SF 2,250 SF 
Site Coverage 496 SF/710 SF 1,004 SF* 710 SF 
Trees (Upper/Lower) 3/1 1/0 2/1 

Ridge Height (1st/2nd) 18’/18’ 13'-6"/19' 

13'-6"/19' (at existing 
residence) 
17'-5"/17'-5" at 
addition 

Plate Height (1st/2nd) 12’/18’ 11’-6”/NA 15'-7" /16'-1" 
Setbacks Minimum Required Existing Proposed 

Front 15’ 5'-10" at garage 
43’ at residence 

5'-10" at garage 
25’ at residence 

Composite Side Yard 13’-4" (25%) 9' 12'-2" 
North Side Yard 3’ 3'-10" 3’-1” (at addition) 
South Side Yard 3’ 5’-2” 5’-2” 
Rear 15’/3’** 26’-6" 25' 
*All existing site coverage to be removed.
**The rear setback is three feet for those portions of structures less than 15 feet in height.

ATTACHMENT 1
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Photo 1. Project site looking west 

ATTACHMENT 2
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Photo 2. Project site looking west (story poles) 
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 
For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings. For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making. Findings checked "yes" 
may or may not be discussed in the report depending on the issues. 
Municipal Code Finding YES NO 
1. The project conforms with all zoning standards applicable to the site, or has
received appropriate use permits and/or variances consistent with the zoning
ordinance.

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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.

✔

ATTACHMENT 3
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10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.

✔ 

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

✔ 

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

✔ 

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 
1. Local Coastal Program Consistency: The project conforms to the certified Local
Coastal Program of the City of Carmel-by-the Sea.

✔ 

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

✔
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CONDITIONS OF APPROVAL 

No. Standard Conditions 
1. Authorization. Approval of Design Study (DS 18-149) authorizes the construction 

of additions to an existing residence totaling 371 square feet. 371 square feet and 
the expanded residence would be 2,250 square feet. Other project components 
include: 1) modifications to the roof design and raising the height by 4’, 2) 
replacing the stucco with wood-shingle siding, 3) installation of a slate roof, 4) new 
wood doors and windows, 5) installation of several dormer and bay windows, 6) 
two new gas fireplaces and associated chimneys, 7) a new first-story patio at the 
rear of the residence, 8) site coverage modifications that will bring the site into 
compliance with allowed limited and include a new paver driveway, 9) new 
landscaping, and 10) a new 6-foot high wood fence and stone entry arbor behind 
the front-yard setback. The project shall conform to the June 13, 2018, approved 
unless modified by the conditions of approval contained herein.  

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

6. Significant Trees. All foundations within 15 feet of significant trees shall be 
excavated by hand. The City Forester or his/her designee may reduce the area of 
hand digging it if is determined that a significant tree would not be impacted. If 
any tree roots larger than two inches (2”) are encountered during construction, 

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

7. Water Use.  Approval of this application does not permit an increase in water use 
on the project site without adequate supply.  Should the Monterey Peninsula 
Water Management District determine that adequate water is not available for 
this site, this permit will be scheduled for reconsideration and appropriate findings 
prepared for review and adoption by the Planning Commission. 

✔ 

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

✔ 

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

✔ 

10. Skylights. All skylights shall be constructed of non-reflective glass to minimize the 
amount of light and glare visible from adjoining properties. All skylight flashing 
shall match the roof color or be painted to match. Skylight shades shall be 
installed to reduce visible light transmission during the hours of darkness. 

✔ 

11. Stone Facades (including chimneys). Stone façades 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 full installation of stone 
during construction, the applicant shall install a 10-square foot section on the 
building and schedule an inspection with Planning staff to ensure conformity with 
City standards. All stonework shall be wrapped around building corners and 
terminated at an inside corner or a logical stopping point that provides a finished 
appearance. Termination of stonework shall be subject to review and approval by 
Planning staff. 

✔ 

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

✔
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13. Indemnification. The applicant agrees, at his or her sole expense, to defend, 
indemnify, and hold harmless the City, its public officials, officers, employees, and 
assigns, from any liability; and shall reimburse the City for any expense incurred, 
resulting from, or in connection with any project approvals. This includes any 
appeal, claim, suit, or other legal proceeding, to attack, set aside, void, or annul 
any project approval. The City shall promptly notify the applicant of any legal 
proceeding, and shall cooperate fully in the defense. The City may, at its sole 
discretion, participate in any such legal action, but participation shall not relieve 
the applicant of any obligation under this condition. Should any party bring any 
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. Driveway. The driveway material shall extend beyond the property line into the 
public right-of-way as needed to connect to the paved street edge. A minimal 
asphalt connection (typically 3 feet) 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. Volume Study. This project is subject to a volume study. ✔ 
16. Hazardous Materials Waste Survey. A hazardous materials waste survey shall be 

required in conformance with the Monterey Bay Unified Air Pollution Control 
District prior to issuance of a demolition permit. 

✔ 

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

✔ 

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

✔ 

19. Truck Haul Route. Prior to Building Permit issuance, the applicant shall provide for 
City (Community Planning and Building Director in consultation with the Public 

N/A 
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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. 

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

✔ 

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

✔ 

Special Conditions 
22. Tree Planting Required. The applicant shall plant at least one lower-canopy on-

site and shall work with the City Forester to determine if an additional lower-
canopy tree can be planted on the property or in the City right-of-way. Final 
location shall be determined in consultation with the City Forester.  

✔ 

23. Removal of Right-of-Way Encroachments.  The applicant shall remove the fence 
right-of-way encroachments prior to final inspection. 

✔ 

24. Fencing.  Prior to the issuance of the building permit, the applicant shall submit 
elevation drawings for the front property line fence and gate for approval by the 
Community Planning and Building Department. 

*Acknowledgement and acceptance of conditions of approval.

______________________________  ___________________________ __________ 
Property Owner Signature  Printed Name    Date 

Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Staff Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Submitted by: Marnie R. Waffle, Senior Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 18-110) 
and associated Coastal Development Permit for additions to an existing 
residence located at the northwest corner of Santa Rita Street and 2nd 
Avenue in the Single-Family Residential (R-1) Zoning District. 

Application: DS 18-110 APN: 010-027-009 
Location:  NW Cor. Of Santa Rita & 2nd Ave 
Block:  15 Lot(s): 19 & S. ½ of 17 
Applicant: Darren Davis Property Owner: James & Cheryl Cox 

EXECUTIVE SUMMARY 
The applicant is requesting approval of a combined Concept and Final Design Study and 
associated Coastal Development Permit to construct additions totaling 1,163 square feet. The 
additions include, a single car attached garage; master bedroom walk-in closet; laundry room; 
foyer at the entry; and, a bathroom. All existing site coverage would be removed and new site 
coverage and landscaping installed. The project is located at the northwest corner of Santa Rita 
Street and 2nd Avenue in the R-1 Single Family Residential District. 

RECOMMENDATION 
Staff recommends that the Planning Commission approve the combined Concept and Final 
Design Study (DS 18-110) and associated Coastal Development Permit subject to the attached 
Findings for Approval and Conditions of Approval (Attachments 3 and 4). 

BACKGROUND AND PROJECT DESCRIPTION 
The project site is currently developed with a 1,268-square foot one-story residence with a 414-
square foot two-car attached garage. The property is 6,000 square feet in size and contains two 
significant oak trees. A Final Determination of Historic Ineligibility was issued on May 31, 2018. 

The applicant is proposing to convert the existing two-car attached garage into a new master 
bedroom and construct an addition on the south elevation to include a new walk-in closet, 
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laundry room and single-car attached garage. Other minor additions include a new foyer at the 
entry and a new bathroom adjacent to bedroom 3 (currently a study). The additions would total 
1,163 square feet and the expanded residence would be 2,431 square feet. The maximum 
allowed floor area is 2,460 square feet. 

Staff has scheduled this application for a combined concept and final review.  If the Commission 
has concerns that cannot be addressed at one meeting the project can be continued to another 
hearing. 

STAFF ANALYSIS 

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving 
significant trees and minimizing impacts on established trees; protecting the root systems of all 
trees to be preserved; and, maintaining a forested image on the site. 

The site contains two significant oak trees (15” and 7”). The new single car garage and laundry 
room addition will be in close proximity to the 6-foot tree protection zone of the 15” oak tree. 
The applicant is proposing a cantilevered foundation at the laundry room addition to ensure 
there is no encroachment into the tree protection zone. Additionally, Condition of Approval No. 
6 requires that all foundations within 15 feet of significant trees be excavated by hand (refer to 
Attachment 4). The City Forester is requiring that one upper canopy tree be planted. With the 
application of conditions of approval, the proposed project meets the objectives of preserving 
the forest character. 

Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that 
preserve reasonable privacy for adjacent properties and maintain view opportunities to natural 
features. 

Staff has not identified any view or privacy impacts as a result of the proposed project. 

Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate 
parking facilities that do not dominate the design of the house or site; minimizing the amount 
of paved surface for a driveway; positioning garages to maximize open space, views and 
privacy; and, minimizing visual impacts. 

The project site currently contains an attached two-car garage that is setback approximately 30 
feet from the side lot line. The existing garage would be converted to a new master bedroom. 
Additions on the south elevation of the existing garage would include a new walk-in closet and 
a new single car attached garage. The single car garage would satisfy the parking requirement 
for one, on-site parking space. The new garage would be setback 7’-5” from the street side lot 
line and would be accessed from a new 9-foot wide driveway of sand set pavers. The total area 
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of the new driveway would be 68 square feet. The project meets the objectives of parking and 
access. 

Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to 
relate to the context of other homes nearby; minimize the mass of a building as seen from the 
public way or adjacent properties; and, relate to a human scale in its basic forms.  

The existing residence and the proposed additions are both one-story and maintain low, 
horizontal building forms that hug the ground. The highest ridge would be 4 inches taller than 
existing conditions at 15’-2” with remaining ridge heights at less than 15’ (the maximum 
permitted is 18’). The proposed project meets the objectives of mass and bulk. 

Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional 
building forms; using restraint with variations in building planes; using simple roof forms that 
are in proportion to the scale of the building; and, roof eave lines that are low in scale. 

The existing one-story building and roof form is simple and maintains a low profile. The 
proposed additions would maintain this simplicity. Two new roof forms, a gable over the new 
single car garage and a hip over the new foyer and front porch, would be added on the south 
elevation. A new gable roof form is also proposed on the east elevation. All new roof forms are 
proportionate to the residence. The project meets the objectives of building and roof form. 

Site Coverage: Existing site coverage includes a gravel driveway, paver walkways and patios, 
and stepping stone pathways. All existing site coverage would be removed and replaced with a 
maximum of 781 square feet of site coverage of which 577 square feet would be permeable 
and 204 square feet impermeable. New site coverage elements include a 9-foot wide sand set 
driveway, a sand set paver walkway and patio with gas fire pit, a concrete stone porch at the 
front entry and concrete stone landings at bedroom 3 and the master bedroom. The remainder 
of the site would be landscaped. The City Forester reviewed the preliminary landscape plan and 
found it to be in compliance with City standards. 

Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining 
an informal open space character of the right-of-way; maintaining trees and natural vegetation; 
and, designing parking areas to reinforce the forest image. 

The project site contains City right-of-way on two sides, Santa Rita Street and 2nd Avenue. 
Existing encroachments include a portion of a fence and medium sized rocks along Santa Rita 
Street. All right-of-way encroachments will be removed as part of the project. On the 2nd 
Avenue frontage, an existing decomposed granite pedestrian walkway and wooden split rail 
fence are located along the length of the project site terminating at an asphalt pad at the 
existing driveway. No changes are proposed within the right-of-way along 2nd Avenue. The 
proposed project meets the objectives of maintaining the informal character of the street. 
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Finish Details: The exterior wall cladding would be a combination of stucco and stone veneer. 
Condition of Approval No. 11 requires a broken course/random pattern or similar consistent 
with the Residential Design Guidelines and requires that all stone be wrapped around building 
corners and terminated at inside corners or another logical stopping point to provide a finished 
appearance (refer to Attachment 4). The existing composition shingle roof would be replaced 
with Presidential Shake asphalt shingles. Copper accent roofs with a natural finish would be 
incorporated at the new laundry room and at the bathroom for bedroom 3. All windows would 
be new Sierra Pacific or equal unclad wood with double pane glass. Refer to Attachment 6 for 
samples of the stone veneer, roof material and new windows. Condition of Approval No. 10 
requires the two new skylights to contain non-reflective glass with solar shades and flashing to 
match the roof color (refer to Attachment 4). 

Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301 
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to 
existing structures provided that the addition will not result in an increase of more than 50 
percent of the existing floor area or 2,500 square feet whichever is greater. The 1,163 square 
foot addition is more than 50 percent of the existing 1,682-square foot residence but is less 
than 2,500 square feet. 

ATTACHMENTS 

• Attachment 1 – Project Data Table
• Attachment 2 – Site Photographs
• Attachment 3 – Findings for Approval
• Attachment 4 – Conditions of Approval
• Attachment 5 – Project Plans
• Attachment 6 – Material Specifications
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PROJECT DATA TABLE 

PROJECT DATA FOR A 6,000 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 
Floor Area 2,460 SF (41%) 1,682 SF 2,431 SF 
Site Coverage 541 SF/781 SF Unknown* 781 SF 
Trees (Upper/Lower) 4/3 0/2 1/2 
Ridge Height (1st/2nd) 18’/24’ 14’-10”/NA 15’-2” 
Plate Height (1st/2nd) 12’/18’ 11’-1”/NA 10’-9”/NA 
Setbacks Minimum Required Existing Proposed 
Front 15’ 15’ 15’ 
Composite Side Yard 15’ (25%) 27’-3” 15’ 
Side Yard 3’ 7’-7” 3’7” 
Street Side Yard 5’ 19’-8” 7’-5” 
Rear 15’/3’** 5’ 3’ 
*All existing site coverage to be removed.
**The rear setback is three feet for those portions of structures less than 15 feet in height.

ATTACHMENT 1
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Photo 1. Santa Rita Street Right-of-Way 

Photo 2. Second Avenue Right-of-Way 

ATTACHMENT 2
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Photo 3. Existing Two-Car Garage and Gravel Driveway 

Photo 4. Existing Front Entry 
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Photo 5. East Elevation 

Photo 6. East/North Elevation (Existing Study) 
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 
For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings. For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making. Findings checked "yes" 
may or may not be discussed in the report depending on the issues. 
Municipal Code Finding YES NO 
1. The project conforms with all zoning standards applicable to the site, or has
received appropriate use permits and/or variances consistent with the zoning
ordinance.

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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.

✔

ATTACHMENT 3
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10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.

✔ 

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

✔ 

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

✔ 

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 
1. Local Coastal Program Consistency: The project conforms to the certified Local
Coastal Program of the City of Carmel-by-the Sea.

✔ 

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

✔
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CONDITIONS OF APPROVAL 

No. Standard Conditions 
1. Authorization. Approval of Design Study (DS 18-110) authorizes the construction of 

additions to an existing residence totaling 1,163 square feet and associated site 
improvements as shown on the plans prepared by Draftect dated received May 21, 
2018, unless modified by the conditions of approval contained herein.  

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

6. Significant Trees. All foundations within 15 feet of significant trees shall be 
excavated by hand. The City Forester or his/her designee may reduce the area of 
hand digging it if is determined that a significant tree would not be impacted. 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. Water Use.  Approval of this application does not permit an increase in water use on 
the project site without adequate supply.  Should the Monterey Peninsula Water 

✔
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Management District determine that adequate water is not available for this site, 
this permit will be scheduled for reconsideration and appropriate findings prepared 
for review and adoption by the Planning Commission. 

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

✔ 

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

✔ 

10. Skylights. All skylights shall be constructed of non-reflective glass to minimize the 
amount of light and glare visible from adjoining properties. All skylight flashing shall 
match the roof color or be painted to match. Skylight shades shall be installed to 
reduce visible light transmission during the hours of darkness. 

✔ 

11. Stone Facades (including chimneys). Stone façades 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 full installation of stone 
during construction, the applicant shall install a 10-square foot section on the 
building and schedule an inspection with Planning staff to ensure conformity with 
City standards. All stonework shall be wrapped around building corners and 
terminated at an inside corner or a logical stopping point that provides a finished 
appearance. Termination of stonework shall be subject to review and approval by 
Planning staff. 

✔ 

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

✔ 

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

✔
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Monterey, California, shall be the situs and have jurisdiction for the resolution of all 
such actions by the parties hereto. 

14. Driveway. The driveway material shall extend beyond the property line into the 
public right-of-way as needed to connect to the paved street edge. A minimal 
asphalt connection (typically 3 feet) 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. Volume Study. This project is subject to a volume study. ✔ 
16. Hazardous Materials Waste Survey. A hazardous materials waste survey shall be 

required in conformance with the Monterey Bay Unified Air Pollution Control 
District prior to issuance of a demolition permit. 

✔ 

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

✔ 

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

✔ 

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

✔ 

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

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

✔ 

Special Conditions 
22. Tree Planting Required. The applicant shall plant one upper canopy on-site. Final 

location shall be determined in consultation with the City Forester.  
✔ 

23. Removal of Right-of-Way Encroachments.  The applicant shall remove all right-of-
way encroachments prior to final inspection. 

✔ 

*Acknowledgement and acceptance of conditions of approval.

______________________________  ___________________________ __________ 
Property Owner Signature  Printed Name    Date 

Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Submitted by: Marnie R. Waffle, Senior Planner 

Subject:  Consideration of a Concept Design Study (DS 18-137) and associated 
Coastal Development Permit for the demolition of an existing single-
family residence and the construction of a new single-family residence 
located in the Single-Family Residential (R-1) Zoning District. 

Application: DS 18-137 APN: 010-277-003 
Location: Carmelo Street, 3 SW of 9th Ave 
Block: V Lot(s): 5 
Applicant: Craig Holdren Property Owner: Jack & Patricia Sandvick 

EXECUTIVE SUMMARY 
The applicant is requesting approval of a Concept Design Study and associated Coastal 
Development Permit for the demolition of an existing, one-story 909-square foot single family 
residence with attached garage and the construction of a new, two-story 1,800-square foot 
single family residence with attached garage in the R-1 Single Family Residential District. 

RECOMMENDATION 
Accept the Concept Design Study (DS 18-137) and associated Coastal Development Permit 
subject to the attached Findings for Concept Acceptance and Recommendations/Draft 
Conditions (Attachments 3 and 4). 

BACKGROUND AND PROJECT DESCRIPTION 
The project site consists of a single-family dwelling with attached garage on a 4,000-square foot 
lot, located on Carmelo, 3 southwest of 9th Avenue. The existing dwelling with attached garage 
is 909 square feet. A Final Determination of Historic Ineligibility was issued for the property on 
November 2, 2016. 

The applicant is proposing to demolish the existing one-story residence with attached garage 
and construct a new 1,578-square foot two-story residence with a 222-square foot attached 
garage. The proposed residence would have the following exterior finishes: painted horizontal 
lap siding and stained cedar shingle siding; stone veneer accents at the front entry; unclad 
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wood windows and doors; dry stacked stone veneer chimney; and, a stained cedar shake roof 
with copper gutters.  

Staff has scheduled this application for conceptual review. The primary purpose of this meeting 
is to review and consider the site planning, privacy and views, mass and scale related to the 
project. However, the Commission may provide input on other aspects of the design.  

STAFF ANALYSIS 

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage preserving 
significant trees and minimizing impacts on established trees; protecting the root systems of all 
trees to be preserved; and, maintaining a forested image on the site. 

The site contains two trees, one Acacia and one Fig; neither tree was deemed significant by the 
City Forester. The applicant is proposing to remove the Fig tree but retain the Acacia tree in 
order to maintain the existing privacy that the tree provides to the adjacent neighbors.  

The project also includes the planting of two Dogwood trees, one in the front yard and one in 
the south side yard, and a large Camellia bush in the rear yard. Staff notes that some of the 
proposed new trees may actually be considered bushes (i.e. Camellia and Dodonea).  

The neighbor directly to the west has expressed concerns over the planting of a tree so close to 
their Buckeye tree (refer to Attachment 6). The City Forester was consulted and the proposed 
Camellia bush at the southwest corner of the lot is not expected to harm the existing Buckeye. 

The City Forester is recommending the planting of one upper canopy tree and one lower 
canopy tree. Draft Condition No. 1 requires the planting of the upper and lower canopy trees as 
well as coordinating the final location with the City Forester (refer to Attachment 4).  

Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourage designs that 
preserve reasonable privacy for adjacent properties; maintain view opportunities to natural 
features that lie outside the property; and, maintain views through a property to natural 
features when feasible. Additionally, Carmel Municipal Code Section 17.10.010.K (Private 
Views) states: “Designs should respect views enjoyed by neighboring parcels. This objective is 
intended to balance the private rights to views from all parcels that will be affected by a 
proposed building or addition. No single parcel should enjoy a greater right than other parcels 
except the natural advantages of each site’s topography. Buildings which substantially eliminate 
an existing view enjoyed on another parcel should be avoided.”  

The project site is located on the west side of Carmelo and faces east. The lot slopes 
approximately 6 ½ feet from east to west. The existing residence is a single story with a 3:12 
hipped roof. The proposed residence would largely maintain the same building footprint but 
would be shifted a few feet to the south. The new second story element would be 286 square 
feet in size and would be centered on the north side of the residence. The second story roof 
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would be a front gable with a 5:12 pitch. A small 3 ½-foot deep Juliette balcony is proposed on 
the southwest elevation of the second story. 

The neighbor directly to the west of the project has expressed privacy concerns with the second 
story element, the second story balcony, any potential exterior light fixture that may be 
installed at the balcony, and retention of the existing Acacia tree at the northwest corner of the 
project site. With regards to the Acacia tree, the applicant originally proposed to remove this 
tree but has since agreed to retain it. Draft Condition No. 2 requires that the Acacia tree be 
preserved and protected. 

Staff visited the neighboring property to the west prior to the story pole installation to evaluate 
potential privacy impacts, but did not have the opportunity to revisit the site to view the story 
poles after installation (refer to Attachment 2, page 3). Due to the relatively small size of the 
balcony, as well as presence of existing vegetation, and preserving the existing Acacia tree, staff 
does not anticipate a privacy impact to the west neighbor. 

The neighbor to the northeast has expressed view concerns with the second story element, 
specifically, the impact that it would have on the ocean view from their guesthouse living room. 
Staff visited the neighboring property prior to and after story pole installation and noted that a 
portion of their existing ocean view would be impacted by the second story of the proposed 
residence (refer to Attachment 2, page 4); however, in staff’s opinion the impact would not be 
significant as the majority of the view is retained.  Nevertheless, the applicant has expressed a 
willingness to evaluate shifting the second story 6-12 inches to the south to reduce the view 
impact (refer to Attachment 4, Draft Condition No. 3). The Planning Commission will have the 
opportunity to visit the project site as well as the neighboring property to the northeast during 
the Tour of Inspection.   

Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to 
relate to the context of other homes nearby; minimize the mass of a building as seen from the 
public way or adjacent properties; and, relate to a human scale in its basic forms.  

The applicant is proposing to construct a new, two-story residence. The attached garage would 
be set back 15 feet from the front property line while the main living area would be set back 
31’-9” from the front property line. The second story element would be set back approximately 
42’-6” from the front property line and would contain 276 square feet or 15% of the total 
square footage of the new residence. The tallest portion of the residence would be located on 
the north elevation where the ridge height would be 21 feet (the maximum allowed is 24 feet). 
The proposal for two stories is consistent with the neighborhood context which includes a mix 
of one- and two-story residences. 
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Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional 
building forms; using restraint with variations in building planes; using simple roof forms that 
are in proportion to the scale of the building; and, roof eave lines that are low in scale. 
The proposed design uses front and side gabled roof forms with a 5:12 pitch. The building form 
is simple and traditional; however, staff has some concerns over the proposed internal staircase 
being located on the front elevation and the verticality of this feature which also includes a 9-
foot tall band of windows.  

The proposed staircase is recessed between the front entry and the attached garage and is set 
back approximately 36’-3” from the front property line. The significant setback may reduce the 
perceived mass of this element; however, staff recommends that the applicant consider 
breaking up the verticality by continuing the horizontal lap siding at the main floor and applying 
the cedar shingles on the second floor. Staff also recommends that the scale of the windows be 
broken up into two smaller sets of windows rather than one large vertical band. 

Site Coverage: The Municipal Code allows up to 556 square feet of site coverage if at least half 
(278 square feet) is comprised of permeable materials. The applicant is proposing 555 square 
feet of site coverage of which 336 square feet would be comprised of semi-permeable 
materials including a 157-square foot rear deck and steps and a 179-square foot front 
courtyard.  

Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourage maintaining 
an informal open space character of the right-of-way and maintaining trees and natural 
vegetation within the right-of-way. 

The City Right-of-Way (ROW) along Carmelo is in a natural state with mature trees and 
plantings. The right-of-way does not contain any visible encroachments. The project includes a 
new 9-foot wide decomposed granite driveway. Staff notes that decomposed granite is not 
permitted in the right-of-way as a driveway material. The applicant should specify the material 
proposed within the right-of-way at the final details phase of the project review (refer to 
Attachment 4, Draft Condition No. 4). 

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 demolition of an existing single family residence and the construction of a 
new single family residence in a residential zone and therefore qualifies for a Class 3 
exemption. The proposed residence does not present any unusual circumstances that would 
result in a potentially significant environmental impact. 

ATTACHMENTS: 

• Attachment 1 – Project Data Table
• Attachment 2 – Site Photographs
• Attachment 3 – Findings for Concept Acceptance
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Attachment 4 – Recommendations/Draft Conditions 
Attachment 5 – Project Plans  
Attachment 6 – 3D Renderings 
Attachment 7 – Wolfe Comment Letter 
Attachment 8 – Fenton & Keller Comment Letter 
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PROJECT DATA TABLE 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 
Floor Area 1,800 SF (45%) 909 SF 1,800 SF 
Site Coverage 396 SF/556 SF Unknown 555 SF 
Trees (Upper/Lower) 3/1 0/0 1/1 
Ridge Height (1st/2nd) 18’/24’ 16’/NA 16’-2”/21’ 
Plate Height (1st/2nd) 12’/18’ 12 ½’/NA 11’-10”/17’-8” 
Setbacks Minimum Required Existing Proposed 
Front 15’ 14’-5” 15’ 
Composite Side Yard 10’ (25%) 7’-9” 10’ 
Side Yard 3’ 3’ 3’ 
Street Side Yard N/A N/A N/A 
Rear 15’/3’* 14’ 6’-6” 

*The rear setback is three feet for those portions of structures less than 15 feet in height.

ATTACHMENT 1
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Photo 1. Existing Residence 

Photo 2 & 3. Existing Rear Deck 

ATTACHMENT 2
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Photo 4. Ocean View from Existing Deck 
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West Neighbor 
(prior to story pole installation) 

West Neighbor 
(view from the north after story pole installation) 

Acacia 
Tree 

Buckeye 
Tree 

Story 
Poles 
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Northeast Neighbor 

Ocean 
View 
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE 
For each of the required design study findings listed below, staff has indicated whether the 
concept plans submitted support adoption of the findings. For all findings checked "no" the staff 
report discusses the issues to facilitate decision-making by the Planning Commission. Findings 
checked "yes" may or may not be discussed in the staff report depending on the issues. 
CMC Section 17.68.040.A – Concept Phase Approval Findings YES NO 
1. The project conforms with all zoning standards applicable to the site, or has
received appropriate use permits or variances consistent with the Zoning Ordinance.

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

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

✔ 

CMC Section 17.64.010.B - Coastal Development Permit Findings YES NO 
1. Local Coastal Program Consistency: The project, as described in the application
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.

✔ 

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

✔

ATTACHMENT 3
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Recommendations/Draft Conditions 

No. 
1. Tree Planting Required. The applicant shall plant one upper canopy tree and one lower 

canopy tree. The tree species shall be selected from the City’s approved tree list. The final 
location shall be determined in consultation with the City Forester. 

2. Existing Acacia Tree. The applicant shall preserve and protect the existing Acacia tree 
located at the northwest corner of the lot. 

3. Private Ocean Views. The applicant shall evaluate shifting the second story 6”-12” to the 
south to reduce the view impact to the northeast neighbor (APN 010-276-018, Carmelo 2 
SE of 9th Ave). 

4. Driveway Material in the City Right-of-way. The applicant shall identify the material 
proposed for the portion of the driveway located within the City right-of-way. 
Decomposed granite is not a permitted driveway material within the right-of-way. A 
minimum of 3 feet of asphalt is required to be constructed at the connection to the public 
street. 

5. Site Drainage. Site drainage must meet the requirements of the City's drainage guidance, 
SOG 17-07. At a minimum, impervious area drainage must be dispersed around the site 
rather than focused into one corner of the property, infiltration features must be sized 
appropriately and must be located at least 6 feet from neighboring properties. A site 
drainage plan and BMP tracking form will need to be provided with the Building Permit 
application demonstrating compliance with City drainage guidelines. 

6. Cross-Section Details for Semi-Permeable Surfaces. Cross-section details will need to be 
provided with the Building Permit application for semi-permeable surfaces, including the 
sand-set flagstone surface and semi-permeable stone surface. 

7. Erosion and Sediment Control Plan. An erosion and sediment control plan, including 
locations and installation details for erosion and sediment control BMPs, material staging 
areas, and stabilized access, will need to be provided with the Building Permit application. 

ATTACHMENT 4
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C H R I S T O P H E R  E .  P A N E T T A
D A V I D  C .  S W E I G E R T
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B R I A N  D .  C A L L
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A L E X  J .  L O R C A
A N G U S  J .  C A N N O N
S U S A N N A H  L . A S H T O N

DERRIC G. OLIVER

June 7, 2018

VIA EMAIL (MWIENER@CI.CARMEL.CA.US)

Carmel Planning Commission
c/o Marc Wiener, AICP
Community Planning and Building Director
Carmel-by-the-Sea City Hall
P.O. Box CC
Carmel-by-the-Sea, CA 93921

Re:  Application DS 18-137 / Carmelo St. 3 SW of 9th Ave. (APN 010-277-003)
Our File:  34156.32248

Dear Planning Commissioners:

I am writing on behalf of Carol Casey, the owner of the real property located at Carmelo
Street 2 SE of 9th Avenue (APN 010-276-018) (“Casey Property”).1 The Casey Property will be 
negatively impacted by loss of ocean views caused by the proposed development of the real 
property located at Carmelo Street 3 SW of 9th Avenue (APN 010-277-003) and owned by John 
and Patricia Sandvick (“Sandvick Property”) that is the subject of application DS 18-137 to 
demolish the existing 909 sq. ft. single-story single family residence and construct a new 1,800 
sq. ft. two-story single family residence (“Project”).

By this letter, Ms. Casey objects to the Project as proposed on the grounds that it will 
negatively impact view sharing by significantly interfering with ocean views from the Casey 
Property, in violation of Carmel Municipal Code section 17.58.010.A.4 and Carmel’s Residential 
Design Guidelines (Design Concept Review, section 5.0).

1 Ms. Casey also owns the adjoining parcel located at the SE Corner of 9th Avenue and Carmelo Street (APN 010-
276-017) and the parcel located at 1 SE San Antonio Avenue at 9th Avenue (APN 010-277-012).

ATTACHMENT 8
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The relevant portion of the assessor’s parcel map showing the Sandvick Property and the 
Casey Property is attached hereto and incorporated herein as Exhibit A. A photograph showing 
the Project story poles and resulting loss of ocean views from the Casey Property is attached 
hereto and incorporated herein as Exhibit B.

Based on Mr. Casey’s concerns, as shown in the above referenced photograph and as 
further detailed in architect Brian Congleton’s letter (attached hereto and incorporated herein as 
Exhibit C), and based on the Project architect’s representation that the Project’s second story 
could be moved toward the south to avoid loss of ocean views from the Casey Property,
Ms. Casey respectfully requests that the Project be denied as proposed, or in the alternative, that 
the Project be approved with required conditions consistent with the recommendations in 
Mr. Congleton’s letter that protect the Casey Property from loss of ocean views.

Very truly yours,

FENTON & KELLER
A Professional Corporation

Derric G. Oliver

cc: Commissioner Christopher Bolton
Commissioner Michael LePage, Chair
Commissioner Gail Lehman, Vice Chair
Commissioner Stephanie Locke
Commissioner Julie Wendt
Marnie Waffle, Planner
John S. Bridges, Esq.
Carol Casey
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Brian Congleton Architect PC 
Post Office Box 4116 Office at Eighth & San Carlos Carmel, California 93921 

831 626 1928 fax 831 626 1929 
Email: brian@congletonarchitect.com 

   
 

June 5, 2018 
 
 
Lyman & Carol Casey 
C/O Derric Oliver, Attorney at Law 
Fenton & Keller 
Post Office Box 793 
Monterey, California 93942 
Via email:   doliver@fentonkeller.com 
 
Dear Mr. & Mrs. Casey: 
 
I have been asked by you and your attorney, Derric Oliver of Fenton & Keller Attorneys, to review the 
design of the proposed Sandvick Residence on the west side of Carmelo 3 South of Ninth Avenue in 
Carmel.  As you have a residence across Carmelo Street to the east, you have expressed concerns 
about potential impacts of the proposed project on your ocean view.   
 
The proposed new Sandvick residence is a two-story residence totaling 1,800 square feet.  The second 
floor is 286 square feet and is a master bedroom suite and bath.  The mass of the second floor will block 
much of your view from your home on Carmelo.  The recently-erected netting shows that the second-floor 
master bedroom of the proposed Sandvick residence will take away much (approximately 50%) of that 
view. 
 
Review of the drawings of the proposed project show that the second story north wall is approximately 6’-
6” from the north property line, but the second story south wall is approximately 22’-6” from the south 
property line.  Shifting the second floor a few feet to the south would restore most of the view that would 
be blocked by the current proposed design.  This would still allow the Sandvicks their upper-floor 
bedroom with view, without significantly blocking your very narrow view cone.   
 
I think it would be reasonable to ask the Sandvicks to modify the design, moving the second floor mass at 
least two feet to the south, to balance their new view opportunity with your limited existing view. 
 
If you have questions or wish to discuss this report, please contact me.  Thank you. 
 
Sincerely, 
 

 
Brian T. Congleton  
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Subject: Consideration of a Use Permit (UP 18-113) to expand an existing candy 
store and add the use of a specialty restaurant (coffee shop) as an 
ancillary use at a site located in the Central Commercial (CC) Zoning 
District. 

Application: UP 18-113  APN:  010-146-011 
Block:   76   Lot:  12 
Location: Dolores St., 4 Parcels SE of Ocean Ave.  
Applicants: Dennis Joshi Property Owner:  Carmel Properties, LLC. 

EXECUTIVE SUMMARY 
The applicant is seeking approval of a Use Permit to expand an existing candy store and add a 
Specialty Restaurant as an ancillary use.  

RECOMMENDATION 
Approve Use Permit (UP 18-113) application subject to the attached Findings for Decision 
(Attachment A) and Conditions of Approval (Attachment B). 

BACKGROUND AND PROJECT DESCRIPTION 
The project site is located on Dolores Street, 4 SE of Ocean Avenue in a historic commercial 
building.  The building contains three tenant spaces, including two jewelry stores and a candy 
store named All About the Chocolates, owned by Dennis Joshi.  The candy store is 1,773 square 
feet in size and the jewelry store (south of the candy store) is 390 square feet. 

The applicant, Dennis Joshi, has submitted a use permit application (UP 18-113) to expand the 
candy store into the southern jewelry store space. In addition to the expansion, the applicant is 
also proposing to add a Specialty Restaurant as an ancillary use that would include the service 
of coffee and other beverages, as well as some sandwiches and pastries.  A total of 14 seats and 
would be added to the business space, including 10 at a bar and two 2-top tables.  The existing 
jewelry permit at this location would be voided and jewelry would no longer be sold from the 
space.   
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Staff Analysis: 

Specialty Food Store:  CMC 17.68.050 defines Specialty Food Stores as: “Retail food markets 
that provide a specialized and limited range of food items sold primarily for home preparation 
and consumptions…examples include candy, nut and confectionery stores.” 

Pursuant to Municipal Code Section 17.14.030, Specialty Food stores require the issuance of a 
conditional use permit. In 2016, the City Council approved a use permit (UP 15-261) to establish 
the existing candy store, All About the Chocolates.  A new use permit is required to expand the 
candy store into the neighboring 390-square foot jewelry store. The new space would be 
remodeled to be consistent in design to the existing candy store.  A use permit is also required 
to add a specialty restaurant as an ancillary use, as described in the following section. 

Specialty Restaurant: CMC 17.68.050 defines Specialty Restaurants as: “Restaurants providing 
a limited range of food products for immediate consumption on the site. These restaurants 
provide seating but are not required to provide table service or menus. Specialty restaurants 
provide, as a primary use, two or fewer of the following lines of foods: pastries and doughnuts, 
frozen desserts, candy and nuts, juices, and coffee and tea.” 

The proposed new beverage and food service is classified by the City’s Municipal Code as a 
Specialty Restaurant and is intended to complement the candy store.  The Specialty Restaurant 
component of the business is primarily for the sale of beverages, such as coffee, tea and juice.  
As indicated in the list of beverage/food items to be sold (Attachment 4), a small percentage of 
the items would consist of sandwiches and vegetable/chicken rolls.  The Code states that sales 
of soup, salads and sandwiches may be allowed in an amount up to 10 percent of sales, and as 
such, a condition has been drafted limiting the sale of these items.  In addition to sandwiches, 
the applicant would also provide pastries made by Paris Bakery and pre-packaged cookies. 

The proposal complies with the Specialty Restaurant Standards (Attachment 3) in that it has a 
public restroom, the total space meets the minimum size of 400 square feet and that there is a 
minimum of 14 seats.  The proposal also complies with the standard that prohibits drive-in, fast 
food, take-out or formula establishments, in that the business does not meet the definition of 
drive-in or formula food.  The Municipal Code includes a standard that the “service counter 
must be located within the interior of the business premises and arranged so that customers 
must first pass by or through the seating area to reach the counter and patron queues will be 
contained within the building.”  The primary intent of this code section is to regulate the floor 
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layout by not allowing the restaurant service counters to be at the front of the business space.  
In this case the service counter would be set back from the front entry, behind the retail, in the 
smaller space previously occupied by the jewelry store. The seating will be at the rear of the 
larger space, currently occupied by the candy store. This application is unique, in that the 
primary use is a candy store and not a restaurant.  In staff’s opinion, this application complies 
with the intent of the design layout standard, which is that the counter not be at the front of 
the space.  Furthermore, the proposal to add some food and beverage items is compatible with 
the candy store and will enhance the business. 

Water Use: The property owner has provided documentation to staff from the Monterey 
Peninsula Water Management District indicating that the subject property has sufficient water 
credits to support the proposed use.    

Environmental Review: The proposed project is categorically exempt from the California 
Environmental Quality Act (CEQA) requirements, pursuant to Section 15303 (Class 3) – New 
Construction or Conversion of Small Structures. The project consists of the conversion of a 390-
square foot retail jewelry store to a retail candy store/specialty restaurant. 

ATTACHMENTS: 

• Attachment 1 – Findings for Decision
• Attachment 2 – Conditions of Approval
• Attachment 3 – Specialty Restaurant Standards
• Attachment 4 – List of Items to be Sold
• Attachment 5 – Project Plans
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CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

FINDINGS FOR APPROVAL 

UP 18-113 (All About the Chocolates) 
Dolores St., 4 SE of Ocean Ave. 
Block 76, Lots 12 
APN:  010-146-011

PROJECT DESCRIPTION: 
Consideration of a Use Permit (UP 18-113) to expand an existing candy store and add the use of 
a specialty restaurant (coffee shop) as an ancillary use at a site located in the Central 
Commercial (CC) Zoning District. 

FINDINGS OF FACT: 

1. The project site is located on Dolores Street, 4 parcels southeast of Ocean Avenue.

2. The applicant submitted a Use Permit application on March 16, 2018 to expand an
existing specialty food store (candy store) and include a specialty restaurant as an
ancillary use at a site located in the Central Commercial (CC) Zoning District.

3. The proposed project is categorically exempt from the California Environmental Quality
Act (CEQA) requirements, pursuant to Section 15303 (Class 3) – New Construction or
Conversion of Small Structures. The project consists of the conversion of a 390-square
foot retail jewelry store to a retail candy store/specialty restaurant.

General Findings Required for All Use Permits (CMC 17.64.010): 

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

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

6. 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.

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

ATTACHMENT 1
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8. The proposed project will not be injurious to public health, safety or welfare and
provides adequate ingress and egress.

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

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

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

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

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

13. The capacity of surrounding streets is adequate to serve the automobile and delivery
truck traffic generated by the proposed use.
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CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

CONDITIONS OF APPROVAL  

UP 18-113 (All About the Chocolates) 
Dolores St., 4 SE of Ocean Ave. 
Block 76, Lots 12 
APN:  010-146-011

PROJECT DESCRIPTION: 
Consideration of a Use Permit (UP 18-113) to expand an existing candy store and add the use of 
a specialty restaurant (coffee shop) as an ancillary use at a site located in the Central 
Commercial (CC) Zoning District. 

AUTHORIZATION: 

1. Use Permit Authorization: This permit authorizes the operation of a 2,163-square foot
Specialty Food Store (Candy Store) with an ancillary use of a Specialty Restaurant as
defined in CMC Section 17.68.050. The restaurant shall specialize in the sale of
beverages with a limited number of pre-packaged foods as indicated by the applicant in
Attachment D.

2. The issuance of Use Permit (UP 18-113) supersedes the original Specialty Food Store Use
Permit (UP 15-261).

USE PERMIT STANDARD CONDITIONS (CMC 17.14.040.I): 

3. Sales of soup, salads and sandwiches may be allowed in an amount up to 10 percent of
sales.

4. Adequate facilities shall be provided on-site for the closed storage of trash and garbage
generated by the restaurant. The on-site storage shall be designed so that the area can
be cleaned and the refuse removed without creating a public nuisance and without
being placed on the sidewalks or other public ways.

a. The trash storage area shall be designed and maintained to prevent storm water
contamination by loose trash and debris.

b. All drainage from adjoining roofs and pavement shall be diverted around the
trash area to minimize water flow through the storage area.

c. The trash storage area shall be maintained in a screened or walled area to
prevent off-site transport of trash.

ATTACHMENT 2
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5. At least one restroom shall be available for use by both sexes within, or conveniently
adjacent to, the specific business premises and on the same property on which the full-
line restaurant is located. The restroom shall comply with all provisions of the California
Building and Plumbing Codes as to the required size, location and accessibility
standards, and shall be available for use by both the employees and patrons of the
business.

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

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

8. Food sold for consumption off the premises shall be incidental to the primary use. Such
food shall be placed in covered containers or wrapping.

a. Except as provided in CMC Sections 8.68.070 and 8.68.080, no restaurant shall
provide prepared food to its customers in CFC-processed food packaging or
polystyrene foam food packaging, nor shall any restaurant purchase, obtain,
keep, sell, distribute, provide to customers or otherwise use in its business any
CFC-processed food packaging or polystyrene foam food packaging. The
restaurant shall comply with all other requirements in CMC Section 8.68.

USE PERMIT SPECIAL CONDITIONS: 

9. Permitted hours of operation are from 7:00 a.m. to 9:00 p.m. daily.

10. The business is permitted a total of 14 seats.

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

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

13. This Use Permit shall become void and in no further force or effect if the use is not
initiated within six (6) months of the issuance of the Certificate of Occupancy from the
Building Official.
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14. 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. 
 

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

16.  Approval of this application does not permit an increase in water use on the project site 
without adequate supply.  Should the Monterey Peninsula Water Management District 
determine that adequate water is not available for this site, this permit will be 
scheduled for reconsideration and appropriate findings prepared for review and 
adoption by the Planning Commission. 

 
GENERAL CONDITIONS: 
 
17. The applicant agrees, at its sole expense, to defend, indemnify, and hold harmless the 

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

 
*Acknowledgement and acceptance of conditions of approval. 
 
 
 
_______________________________ ________________________  ___________ 
Applicant Signature    Printed Name    Date 
 
 
 
 
______________________________  ________________________  ____________ 
Property Owner Signature   Printed Name    Date 
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17.68.050 Commercial Use Classifications. 

Restaurants, Specialty. Restaurants providing a limited range of food products for immediate consumption on 

the site. These restaurants provide seating but are not required to provide table service or menus. Specialty 

restaurants provide, as a primary use, two or fewer of the following lines of foods: pastries and doughnuts, 

frozen desserts, candy and nuts, juices, and coffee and tea. 

Food Store, Specialty. Retail food markets that provide a specialized and limited range of food items sold 

primarily for home preparation and consumption. Examples include such uses as: 

• Bakeries;

• Candy, nuts and confectionery stores;

• Meat or produce markets;

• Vitamins and health food stores;

• Cheese stores and delicatessens.

17.14.040 Additional Use Regulations. 

4. Restaurant, Specialty (Coffee Shops, Ice Cream Parlor, Etc.).

a. Minimum size: 400 square feet.

b. Minimum number of customer seats on site: 14 seats. The customer seating area must be open

to patron use during all hours of operation and the use must be managed to encourage on-

premises consumption of food products. 

c. Sales of soup, salads and sandwiches may be allowed in an amount up to 10 percent of sales.

d. The sale of alcohol is prohibited.

e. Drive-in, fast food, take-out or formula establishments are prohibited.

ATTACHMENT 3
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f. The service counter must be located within the interior of the business premises and arranged so

that customers must first pass by or through the seating area to reach the counter and patron 

queues will be contained within the building. 

g. Outside seating may be allowed, subject to Chapter 17.58 CMC, Design Review.

h. All products sold for consumption off the premises, other than frozen desserts, must be placed in

covered containers or wrappings. 

i. Cooking equipment is limited to indoor stoves and ovens.

j. Maximum number of food stores and/or restaurants located within structures fronting on Ocean

Avenue allowed: 15. See also Chapter 17.56 CMC, Restricted Commercial Uses. 

k. The operator of the use shall be responsible for the clean-up of all on-site and off-site litter

generated by the use including twice-daily clean-up of all sidewalks and gutters within 50 feet of 

the storefront and twice-yearly steam cleaning of this area. A practical plan for monitoring and 

implementing this standard shall be submitted for review with the application for use permit, and 

will be adopted as a condition of approval of the use. 

l. See also subsection (I)(1) of this section, All Eating and Drinking Establishments.
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

June 13, 2018 

To: Chair LePage and Planning Commissioners 

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

Submitted by:  Catherine Tarone, Assistant Planner 

Subject:  Consideration of a Use Permit (UP 18-192) application for the relocation 
of an existing retail kitchenware store to a space exceeding 5,000 square 
feet in size and for the establishment of cooking classes and 
consideration of a Design Review (DR 18-204) application for storefront 
alterations for a business located in the Central Commercial (CC) Zoning 
District. 

Application: UP 18-192 & DR 18-204 APN: 010-086-006 
Location: SW corner of Ocean & Junipero, Carmel Plaza, Ste. 111 
Block: 78 Lot(s): 1-27 
Applicant: Jim Hoepfl, Project Manager Property Owner: OWRF Carmel, LLC. 

EXECUTIVE SUMMARY 
The applicant is seeking approval of a Use Permit to re-locate an existing retail kitchenware 
store to a 5,160 square-foot space and to establish cooking classes in the new space in the 
Carmel Plaza located at the southwest corner of Ocean Avenue and Junipero Street within the 
Central Commercial (CC) Zoning District. The applicant is also seeking approval of a Design 
Review application for storefront alterations. 

RECOMMENDATION 
Approve Use Permit (UP 18-192) and Design Review (DR 18-204) application subject to the 
attached Findings for Decision (Attachment 1) and Conditions of Approval (Attachment 2). 

BACKGROUND AND PROJECT DESCRIPTION 
The project site is located in the Carmel Plaza at the southwest corner of Ocean Avenue and 
Junipero Street in the Central Commercial (CC) Zoning District. The applicant is proposing to 
relocate the existing Sur La Table kitchen retail store from a 4,202-square-foot space on the 
east side of Carmel plaza to a larger 5,160-square-foot tenant space located on the ground floor 
at the southeast end of the Plaza. The additional floor area will provide room for a kitchen in 
the space so that the business may offer in-store cooking classes to showcase the products they 
are offering. The cooking classes would be contained in approximately 1,068 square feet of the 
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tenant space. The proposed hours of operation will remain the same as the existing from 10:00 
a.m. to 6:00 p.m. Monday through Saturday and 11:00 am to 6:00 pm on Sunday. According to
CMC 17.14.040, a use permit is required for the establishment of retail spaces exceeding 5,000
square-feet in size as well as for all businesses offering personal improvement/instructional
services such as cooking classes.

In addition to the relocation of the store, the applicant is proposing to remodel the facade of 
the storefront, removing the existing stained wood and glass paneling and installing new 
windows and doors, whitewashed tongue-and-groove siding, PVC paneling, and stone at the 
base of the storefront.    

STAFF ANALYSIS 
According to CMC 17.14.040.A, business spaces larger than 5,000 square require the issuance of 
a use permit subject to certain criteria. These use permit criteria are listed below followed by a 
staff analysis of how the project complies with the requirements. 

1. The size of the proposed space reflects the range of retail sizes found within the
immediate area. The size of the proposed space will not create a sense of monotony in
storefront design or window display and will reinforce the sense of discovery and vitality
engendered by frequent changes in building design, window displays and land uses.

Analysis:  The Carmel Plaza as a whole is occupied by a mix of uses including retail, service 
uses such as salons, restaurants, and wine tasting rooms. Sur La Table is an existing business 
that has been located in Carmel Plaza since 2004 and it remains the only kitchenware store 
located in the Plaza. The proposed storefront façade will have a unique design that will 
differentiate Sur La Table from other businesses. The storefront has 4 separate window 
areas that will provide visual variety for pedestrians, offering views of the cooking classes as 
well as merchandise displays. 

2. General Plan Policy 1-72 encourages zoning regulations that “avoid land uses of large
size and scale (5,000 square feet or more) that have high traffic and parking generation
rates such as retail or restaurant uses.” The proposed land use must reinforce the
character of the downtown as a retail district in a residential village with unique shops
and a wide variety of goods for residents and visitors. Additionally, automobile traffic
generated by the use must be adequately served by the capacity of the surrounding
streets.

Analysis:  Carmel Plaza has an existing underground parking area with sufficient parking to 
meet the additional needs of the proposed retail space. The regulation of large-scale land 
uses is enforced through the requirement for a Use Permit subject to four required findings 
of approval listed in this staff report.  Staff notes that the Carmel Plaza has other large-scale 
retail establishments such as Khaki’s (10,000 sf), Anthropologie (13,000 sf). Additionally, the 
building was previously occupied by the Homescapes retail space, which was approved in 
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2010 under Use Permit (UP 10-5). Any change in the use of this space will require the 
issuance of a new use permit. Therefore, in staff’s opinion, the proposal to locate an 
existing kitchenware store within this space is consistent with other stores in the immediate 
area.   

3. That the proposed use will not be injurious to the health, safety or welfare of the public,
will provide adequate ingress and egress to and from the proposed location.

Analysis: The Building Department has reviewed the plans and has determined that 
adequate ingress and egress exists for the proposed classes. 

4. That the proposed use will achieve a balanced mix of uses that serve the needs of both
local and nonlocal populations, will be compatible with surrounding land uses, and will
not conflict with the purpose of the Central Commercial which encourages a broad
range of retail, residential and service uses which generate high pedestrian traffic and
which do not have large space requirements.

Analysis: Sur La Table is proposing both a retail use and an instructional use which will 
attract visitors as well as local residents.  Furthermore, it will be compatible with the newly-
approved Yeast of Eden restaurant located immediately adjacent with regard to noise level 
and number of customers. While this use exceeds 5,000 square feet, the space was reduced 
in size from the original approximately 9,760-square-foot space which was split to form the 
4,600 square-foot west space to be occupied by Yeast of Eden restaurant and the 5,160-
square-foot Sur La Table east space. Furthermore, the new business space will only be 160 
square feet more than 5,000 square feet. 

5. That granting the use permit will not set a precedent for the approval of similar uses
whose incremental effect will be detrimental to the City, or conflict with the General
Plan.  That 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, and fire protection.

Analysis: In staff’s opinion, the approval of a retail space for this particular business that 
exceeds 5,000 square feet would not set a precedent because this shop is not seeking to 
expand its original use, but rather incorporate a complementary secondary use. 
Furthermore, the proposed uses will not make excessive demands on the provision of public 
services. The applicant has spoken with the Monterey Peninsula Water management district 
and is in the process of obtaining sufficient water credits for the installation of the kitchen. 

Cooking Classes:  As part of the relocation of this business, the applicant is proposing to 
construct a kitchen in the new space containing stove top ranges, sinks and refrigerators and a 
dishwasher in order to establish cooking classes offered daily for the public. A floor plan of the 
proposed business is included on sheet 2 of the project plans included as Attachment 6.  The 
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applicant has included a description of the classes and a model program for the cooking classes 
included as Attachments 3 and 4. The cooking classes will accommodate 8 to 16 people, will be 
conducted by 1 or 2 instructors and will be 2 to 2.5 hours in length.  The intent of the cooking 
classes is to showcase the products for sale in the store and allow customers to try the cooking 
utensils first-hand.  According to CMC 17.14.040, the establishment of a personal improvement 
service or instructional class is a conditionally-permitted use in the Central Commercial zoning 
district.  The Municipal Code does not set specific standards for cooking classes and only 
requires a 9:00 pm closing time and the submittal of an acoustical analysis for uses that 
propose to play music. The cooking classes will not play music nor does staff anticipate any 
noise impact to neighboring uses.  The hours of operation are proposed to remain the same as 
the existing from 10:00 a.m. to 6:00 p.m. Monday through Saturday and 11:00 am to 6:00 pm 
on Sunday.   

Additionally, CMC 17.14.040.B requires that ancillary uses be limited to no more than 10 
percent of the floor area of the established primary use, and 10 percent of the window display 
area(s); however, the Planning Commission may allow the establishment of an ancillary use that 
exceeds 10% of the floor area.  

According to CMC 17.64.060, the following special findings are required for approval of ancillary 
or accessory uses: 

A. That all proposed ancillary uses are compatible with the primary use;

B. That the proposed land use, considered as a whole, appears to have the primary and
ancillary uses united by a consistent theme and that the use will not exhibit a character of
multiple, unrelated activities combined into one business; and

C. That the use will contribute to the character of the commercial district as a residential
village with a mix of unique retail and service shops.

The kitchen and classroom space will occupy 1,068 square feet (20.7% of the space) while the 
retail space will occupy 3,015 square feet (58.4% of the space). While the ancillary use does 
exceed 10% of the floor area, the floor area occupied by the kitchen use is subordinate to the 
primary use of kitchenware retail sales. Additionally, the proposed cooking classes are 
compatible with, and directly related to, the primary kitchenware retail sales use because the 
intent of the classes is to allow customers to try out the cooking utensils sold by Sur La Table or 
to teach customers that have bought a particular kitchen item techniques to best use that item.  
Finally, the proposed cooking classes will add to the mix of businesses in the City as the retail 
component caters to both residents and non-residents and the proposed cooking classes caters 
primarily to residents. Staff supports the approval of cooking classes as an ancillary use to 
complement the existing primary use of kitchenware retail sales.  
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Exterior Alterations - Design Review (DR 18-204): The City adopted design guidelines for the 
Carmel Plaza in 2001. The Introduction section of the Guidelines states that the “guidelines are 
intended to encourage imaginative design and individuality of a tenant’s storefront provided 
that a harmonious feeling is maintained within Carmel Plaza, and the larger context of Carmel.” 
The criteria of the Guidelines also notes that aluminum and glass doors and windows are 
acceptable provided that they have relief and articulation in the frame section, and have an 
industrial flouro-polymer coating or equal finish.  Standard aluminum and anodized aluminum 
doors and windows are not allowed. The Interior Courtyard section of the Guidelines 
encourages materials that have a natural appearance and that blend with the surrounding 
environment. Plans and a full-color rendering for the facade remodel are included as 
Attachment 6. 

Interior Courtyard Elevation: The exterior façade includes aluminum storefront windows with a 
'milk white' powder coat finish.  The windows measure approximately 7 feet in width by 17.5 
feet in height and are designed to provide views into the kitchen area where cooking classes 
will be held.  The applicant is also proposing to install new aluminum entry doors painted with a 
brick red powder coat. The plans do not indicate whether the aluminum frame of the door or 
windows is articulated and whether the door or windows will have an industrial flouro-polymer 
coating. Staff has drafted a condition of approval requiring that the applicant either propose 
wood or steel windows and doors, or aluminum windows and doors that have relief and 
articulation in the frame section. If aluminum windows and doors are selected, they shall have 
an industrial flouro-polymer coating per the Carmel Plaza Design Guidelines. 

Additionally, the applicant is proposing to install Cedar tongue-and-groove siding in the 
'whitewashed' color.  The applicant is also proposing to install vertical PVC panels between each 
window and siding component as well as horizontal PVC panels below the cedar siding.  All PVC 
panels will be painted 'Ivory Tusk.'  PVC siding is not included in the list of acceptable wall 
materials in the Carmel Plaza Design Guidelines.  Staff has drafted a condition of approval that 
the applicant shall revise the material of the PVC panels to be one of the acceptable materials: 
brick, stone, cement plaster (smooth steel trowel finish), ceramic tile, wood, or wrought iron.  

Signage:  No signage is approved as part of this Use Permit or Design Review application. The 
applicant shall submit a separate sign permit for the signage proposed for this business.  Staff 
notes that the signage depicted on the plan does not meet the City’s sign standards or Carmel 
Plaza Design Guidelines, and will need to be reviewed by the Planning Commission at a future 
date. 

Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1), Existing Facilities. The project consists of the relocation of 
an existing 4,202-square-foot retail kitchenware store to a larger 5,160-square-foot business 
space, the establishment of cooking classes as an ancillary use to the business and minor 
alterations to the facade of the existing storefront involving negligible or no expansion of use 
beyond that originally anticipated for Carmel Plaza. 
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ATTACHMENTS: 

• Attachment 1 – Findings for Approval
• Attachment 2 – Conditions of Approval
• Attachment 3 – Written Description
• Attachment 4 – Cooking Class Program
• Attachment 5 – Site Photographs
• Attachment 6 – Project Plans
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Findings for Approval 

CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

FINDINGS FOR APPROVAL 

UP 18-192 / DR 18-204 (Sur La Table) 
OWRF Carmel, LLC 
Location: Carmel Plaza, Suite 111 
Block: 78, Lots: 1-27 
APN: 010-086-006 

PROJECT DESCRIPTION: 
Consideration of a Use Permit (UP 18-192) and Design Review (DR 18-204) for the relocation of 
an existing retail kitchenware store (Sur La Table) to a space exceeding 5,000 square feet, the 
establishment of cooking classes as an ancillary use in the interior of the retail space, and 
associated exterior storefront alterations for a commercial space located within a portion of 
Carmel Plaza in the Central Commercial (CC) Zoning District. 

FINDINGS OF FACT: 

1. The project site is located within a portion of Carmel Plaza in the Central Commercial
(CC) Zoning District. The lot is currently developed with a commercial shopping center
comprised of five separate buildings with a communal interior courtyard and various 2nd

and 3rd story walkways.

2. Sur La Table is an existing kitchenware retail store that has been located in Carmel Plaza
since 2004.

3. On May 17, 2018 Use Permit and Design Review applications were submitted proposing
to relocate Sur La Table from its existing 4,202 square-foot ground floor retail space in
Carmel Plaza (suite 105) to an a new 5,160-square-foot tenant space in Carmel Plaza
(suite 111) that is currently vacant. The project includes a Use Permit to operate the
retail store in a business space that exceeds 5,000 square feet as well as for the
establishment of cooking classes as an ancillary use to the retail sales of kitchenware.
The cooking classes are classified as Personal Improvement/Instructional Services which
require the issuance of a Use Permit by the Planning Commission. The Design Review
application was submitted for consideration of associated exterior modifications to the
tenant space.

4. The proposed project is categorically exempt from CEQA requirements, pursuant to
Section 15301 (Class 1), Existing Facilities. The project consists of The project consists of
the relocation of an existing 4,202-square-foot retail kitchenware store to a larger
5,160-square-foot business space, the establishment of cooking classes as an ancillary
use to the business and minor alterations to the facade of the existing storefront

ATTACHMENT 1
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involving negligible or no expansion of use beyond that originally anticipated for Carmel 
Plaza. 

FINDINGS FOR DECISION: 

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

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

General Findings Required for All Use Permits (CMC 17.64.010): 

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

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

5. The granting of the Use Permit will not set a precedent for the approval of similar uses
whose incremental effect will be detrimental to the City, or will be in conflict with the
General Plan.

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

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

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

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

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

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

11. The proposed use will provide adequate ingress and egress to and from the proposed
location.
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12. The capacity of surrounding streets is adequate to serve the automobile and delivery
truck traffic generated by the proposed use.

Findings for Use Permit Approval of an Ancillary Use (CMC 17.64.060) 

13. That all proposed ancillary uses are compatible with the primary use;

14. That the proposed land use, considered as a whole, appears to have the primary and
ancillary uses united by a consistent theme and that the use will not exhibit a character
of multiple, unrelated activities combined into one business; and

15. That the use will contribute to the character of the commercial district as a residential
village with a mix of unique retail and service shops

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

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

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

18. The project, as conditioned, is consistent with applicable adopted design review
guidelines for Carmel Plaza.
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Conditions of Approval 

CITY OF CARMEL-BY-THE-SEA 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 

CONDITIONS OF APPROVAL  

UP 18-192 / DR 18-204 (Sur La Table) 
OWRF Carmel, LLC 
Location: Carmel Plaza, suite 111 
Block: 78, Lots: 1-27 
APN: 010-086-006 

PROJECT DESCRIPTION: 
Consideration of a Use Permit (UP 18-192) and Design Review (DR 18-204) for the relocation of 
an existing retail kitchenware store to a space exceeding 5,000 square feet in size and for the 
establishment of cooking classes in this retail store located in the Central Commercial (CC) 
Zoning District. 

AUTHORIZATION: 

1. Use Permit Authorization: This permit authorizes the operation of a 5,160-square foot
retail kitchenware store as defined in CMC Section 17.68.050 (Commercial Use
Classifications). This Use Permit also authorizes the establishment of cooking classes as
an ancillary (Personal Improvement Service/ Instructional Service) use that shall be
subordinate to the primary retail use.

Design Review Authorization: This permit authorizes minor exterior facade changes
including, 1) new aluminum windows; 2) a new window and wood planter on the west
elevation (Mission Street) above the underground garage entry; 3) new glass storefront
and steel entry doors on the west elevation (Mission Street) at the top of the existing
stairs; and, 4) new steel framed windows and doors on the north elevation (interior
courtyard). All improvements shall be constructed in accordance with the plans dated
received by City of Carmel-by-the-Sea Planning & Building Dept on January 23, 2018,
unless modified by the conditions below.

USE PERMIT STANDARD CONDITIONS (CMC 17.14.040.I): 

2. Water Use.  Approval of this application does not permit an increase in water use on the
project site without adequate supply.  Should the Monterey Peninsula Water
Management District determine that adequate water is not available for this site, this
permit will be scheduled for reconsideration and appropriate findings prepared for
review and adoption by the Planning Commission.

ATTACHMENT 2
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USE PERMIT SPECIAL CONDITIONS: 

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

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

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

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

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

8. 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.

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

GENERAL CONDITIONS: 

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

*Acknowledgement and acceptance of conditions of approval.
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_______________________________ ________________________  ___________ 
Applicant Signature  Printed Name  Date 

______________________________  ________________________  ____________ 
Property Owner Signature Printed Name  Date 
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Existing Storefront Photographs 
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