
CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

REGULAR MEETING AGENDA  

Regular Meeting November 12, 2014 
City Hall Wednesday 
East Side of Monte Verde Street Tour – 2:30 p.m. 
Between Ocean & Seventh Avenues Meeting – 4:00 p.m. 

A. CALL TO ORDER AND ROLL CALL 

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

B. TOUR OF INSPECTION 

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

C. ROLL CALL 

D. PLEDGE OF ALLEGIANCE 

E. ANNOUNCEMENTS/EXTRAORDINARY BUSINESS 

F. APPEARANCES 

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

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

1. Consideration of draft minutes from October 8, 2014 Regular Meeting

2. DS 14-17 (Debus)
Laura Debus
Monte Verde 2 SW of 9th Ave
Blk: D, Lot: 3
APN: 010-186-017

Consideration of Final Design Study (DS 14-17) 
and associated Coastal Development Permit 
application for the addition of a second story to 
an existing residence located in the Single-
Family Residential (R-1) Zoning District    

H. PUBLIC HEARINGS 

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

1. DR 14-27 (Piccadilly Park)
City of Carmel-by-the-Sea
Dolores 2 SW of Ocean Ave
Blk: 75, Lot: 11
APN: 010-147-019

Consideration of a Design Review (DR 14-27) 
application for new landscaping in Piccadilly Park 
which is located in the Central Commercial (CC) 
Zoning District  

2. SI 14-42 (Carmel Public Library
Foundation)
Southwest side of Rio Road at Ladera
Drive
Block: U.S., Lot: 39
APN: 009-530-004

Consideration of a Temporary Sign Permit (SI 14-
42) for the Carmel Public Library Foundation in the
Park Overlay (P) Zoning District 

3. DS 14-21 (Gordon)
Kathleen Gordon
NE Corner of Dolores and 2nd Ave.
Blk: 10, Lots: west ½ of Lots 18 & 20
APN: 010-126-021

Consideration of Final Design Study (DS 14-21) and 
associated Coastal Development Permit application 
for the construction of a new residence located in the 
Single-Family Residential (R-1) Zoning District    
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4. DS 14-72 (Levett)
Dennis Levett
Monte Verde 3 NE of 4th

Blk: 32, Lot: 16
APN:  010-222-007

Consideration of Final Design Study (DS 14-72) and 
associated Coastal Development Permit application 
for the construction of a new residence located in the 
Single-Family Residential (R-1) Zoning District    

5. DS 14-43 (Jarve)
John and Jacque Jarve
Scenic Road 1 SE of 9th Ave
Blk: A-2, Lots: portions of Lots 2 & 3
APN: 010-302-015

Consideration of Final Design Study (DS 14-43) and 
associated Coastal Development Permit application 
for the construction of a new residence located in the 
Single-Family Residential (R-1), Park Overlay (P), 
and Beach and Riparian (BR) Overlay Zoning 
Districts 

6. DS 14-64 (Webster)
Martha Webster
Camino Real 2 NW of 11th Ave 
Blk: Q, Lot: 17
APN: 010-275-008

Consideration of Final Design Study (DS 14-64) and 
associated Coastal Development Permit application 
for the substantial alteration of an existing residence 
located in the Single-Family Residential (R-1) 
Zoning District    

7. DS 14-96 (Domicile Capital) 
Domicile Capital, LLC
9th Ave. 2 NE of Monte Verde
Blk: 94, Lots: west ½ of Lots 17 & 19 
APN: 010-193-008

Consideration of Concept Design Study (DS 14-96) 
and associated Coastal Development Permit 
application for the substantial alteration of an 
existing residence located in the Single-Family 
Residential (R-1) Zoning District    

8. DR 14-30/UP 14-18  (Carmel Coffee
and Cocoa Bar)
Mathew Porgess
SE Corner of Ocean and Mission
(Carmel Plaza – Spaces 121 & 122)
Blk: 78, Lots: All
APN:  010-086-006

Consideration of Design Review (DR 14-18) and 
Use Permit (UP 14-30) applications for exterior 
alterations and the expansion of an existing 
restaurant  located in the Central Commercial (CC) 
Zoning District (Carmel Coffee and Cocoa Bar) 

I. DIRECTOR’S REPORT 

1. Update from the Director
2. Review and possible amendment to the Planning Commission Rules of Procedure

J. SUB-COMMITTEE REPORTS 

1. Report from Sub-Committees
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K. ADJOURNMENT 
 

The next meeting of the Planning Commission will be: 
 

Regular Meeting – Wednesday, December 10, 2014, at 4:00 p.m.  
 

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

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

 
 

AFFIDAVIT OF POSTING 

I, Robert A. Mullane, AICP, 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 and distributed to members of the media on November 6, 2014. 
 
Dated this 6th day of November 2014 at the hour of 4:15 p.m. 
 
 
____________________________________ 
Robert A. Mullane, AICP 
Community Planning and Building Director 
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ITEM G1. MINUTES FROM 10/8/14 PLANNING 
COMMISSION MEETING 

THIS ITEM WILL BE PROVIDED SEPARATELY 
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walkways, and a rear patio.  The applicant is also proposing to replace the sidewalk at the front 
of the property in the City right-of-way (ROW) with pavers. 
  
Staff has scheduled this application for conceptual review.  The primary purpose of this meeting 
is to review and consider the site planning, privacy and views, mass, and scale related to the 
project.  However, the Commission may provide input on other aspects of the design.   
 

PROJECT DATA FOR THE RECONFIGURED 4,000-SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) 1,266 sf (31.6%*) 1,800 sf (45%) 
1,522 sf residence, 
278 sf garage 

Site Coverage 556 sf (13.9%)** 505 sf (24.8%) 556 sf (13.9%) 

Trees (upper/lower) 3/1 trees  
(recommended) 

11/2 trees 8/1 trees 

Ridge Height (1st/2nd) 18 ft./24 ft.  17 ft./ 20 ft. 2 in. 14 ft. (new addition)/ 20 ft. 2 in. 

Plate Height (1st/2nd) 12 ft./18 ft. 12 ft./15 ft. 10 in. 12 ft. (new addition)/ 15 ft. 10 
in. 

Setbacks Minimum 
Required 

Existing Proposed 

Front  15 ft. 15 ft. 8 in No Change  

Composite Side Yard 10 ft. (25%) 10 ft. (25%) No Change 
Minimum Side Yard 3 ft.  4 ft. 5 in. 5 ft. 5 in. (new addition) 

Rear  3 ft. (1st-story) 30 ft.  6 ft.  
*Does not include crawl space 
**Includes a 4% bonus if 50% of all coverage is permeable or semi-permeable 

 
Staff analysis:  
 
Crawl Space:  Municipal Code Section 17.10.030.D states that floor area is defined as 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" and includes "all 
attic, basement and storage shed spaces with five or more feet of clearance between the floor 
or walking surface and the ceiling or roof surface shall be counted as floor area." 
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The residence includes a 450-square foot unfinished crawlspace on the lower level that has a 
ceiling height of approximately 6 feet.  Photographs of the crawl space are included in 
Attachment A.  The applicant is proposing to deduct this portion out of the floor area 
calculations by lowering the ceiling height to below 5 feet.   
 
The Planning Commission has previously allowed similar requests, typically for residences in 
which the crawl space cannot easily be converted into an ideal living space and when the 
subsequent additions to the residence do not significantly increase the building mass.  Staff 
could support the applicant’s proposal to lower the ceiling height of the crawl space as this area 
is partially below grade and would not be ideal as living space.  In addition, the proposed one-
story addition is at the rear of the residence and would not present substantial building mass to 
the street.  A condition has been drafted to ensure that the applicant lower the ceiling height of 
the crawl space.  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a 
forested image on the site” and for new construction to be at least six feet from significant 
trees.   
 
The site contains thirteen trees, three of which are classified as a significant.  The applicant is 
proposing to remove three non-significant lower-canopy trees, including one pittosporum and 
two oaks, and is proposing to remove one non-significant upper-canopy pine tree.  A condition 
has been drafted requiring the applicant to apply for a Tree Removal Permit prior to final 
Planning Commission review.  Staff notes that the City Forester may require replacement trees 
as a condition of the Tree Removal Permit.  Any such required replacement trees would be 
noted on the landscape and site plans prepared for Planning Commission review of the Final 
Design Study. 
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should 
preserve reasonable solar access to neighboring parcels” and “maintain privacy of indoor and 
outdoor spaces in a neighborhood” and “maintain view opportunities.” 
 
Staff has not identified any view impacts that would be created by the proposed two-bedroom/ 
one-bathroom addition at the rear of the residence.  With regard to privacy, the bathroom 
portion of the rear addition would be located 6 feet from the rear (north) property line and 
approximately 9 feet from the neighboring residence to the north.  The neighboring residence 
has two windows that face the bathroom portion of the addition.  To maintain privacy, no 
windows are proposed on the north elevation of the bathroom.  Staff notes that the rear 
bedroom addition has one north elevation window; however, this portion of the addition would 
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be located 19 feet from the northern residence and is not adjacent to any neighboring 
windows.   
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to 
relate “to the context of other homes nearby” and to “minimize the mass of a building as seen 
from the public way or adjacent properties.”  Further, these guidelines state that “a building 
should relate to a human scale in its basic forms.”   
 
The proposed addition is at the rear of the residence and is not visible from the street.  As 
noted in the previous section, the restroom portion of the addition would be located 9 feet 
from the neighboring residence to the north.  The neighboring residence to the north has two 
windows that face the addition.  This portion of the addition would present some additional 
building mass to the northern neighbor.  The northern neighbor has not contacted the City 
regarding the project; however, a condition has been drafted requiring the applicant to plant 
landscaping on the north side of the addition to screen the building from the northern 
neighbor’s windows.  If the Commission has concerns, it may also require that the applicant 
increase the rear setback of the restroom addition, which is currently at 6 feet from the north 
(rear) property line.  Staff notes that a 62-square foot closet is proposed in the new addition 
that could be reduced in size to allow for a larger rear-yard setback.     
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof 
with low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The proposed addition includes a gabled roof design with a moderate roof pitch that matches 
the existing residence.  The proposed addition is architecturally compatible with the existing 
residence and does not create a complicated building design.  Staff notes that the profile and 
appearance of the original residence would be maintained on the street elevation.  Staff 
supports the overall design of the residence. 
 
Public ROW:   The City Right-of-Way (ROW) at the front of the property includes a 3-foot wide 
asphalt sidewalk and an 8-inch high rock curb.  The asphalt sidewalk continues along portions of 
the north side of Eighth Avenue between Monte Verde and Lincoln Streets.  The applicant is 
proposing to resurface the asphalt sidewalk in front of the residence with pavers.  The 
replacement of the sidewalk material would require an encroachment permit.  The Planning 
Commission is advisory to the City Administrator and/or City Council on encroachment permits.  
Staff recommends that the asphalt sidewalk be maintained as is, which would avoid the need 
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for a new encroachment permit and would provide consistency in sidewalk materials along the 
north side of Eighth Avenue.  A condition has been drafted regarding this recommendation.  
 
Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 534-square foot 
addition an existing 1,266-square foot residence, and therefore qualifies for a Class 1 
exemption.  The proposed alterations to the residence do not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings for Concept Acceptance 
• Attachment C – Draft Recommendations/Conditions 
• Attachment D – Project Plans  
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Project site (Street Elevation) – Facing north on 9th Avenue 

 

Sidewalk in ROW at front of project site – Facing east on 9th Ave 
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Neighboring residence to the north – Facing north from rear yard of project site  

 

Crawlspace below residence 
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