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

CALL TO ORDER AND ROLL CALL
Commissioners:

B.

October 10, 2018
Wednesday
Tour: 2:00 p.m.
Meeting: 4:00 p.m.

Michael LePage, Chair
Gail Lehman, Vice Chair
Julie Wendt, Commissioner
Stephanie Locke, Commissioner
Christopher Bolton, Commissioner

TOUR OF INSPECTION
Shortly after 2:00 p.m., the Commission will leave the Council Chambers for an on-site Tour of
Inspection of all properties listed on this agenda (including those on the Consent Agenda). The
Tour may also include projects previously approved by the City and not on this agenda. Prior to
the beginning of the Tour of Inspection, the Commission may eliminate one or more on-site
visits. The public is welcome to follow the Commission on 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
1. Presentation on GIS Project, Agnes Martelet, Environmental Compliance Manager

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.
1. Draft minutes from the September 12, 2018 Planning Commission Meeting.

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.

SUB 18-048 & DS 18-049 (Yonekura)
James Newhall Smith, Architect
Carmelo, 3 SW of 7th Avenue
Block T; Lot(s) 7 & 9
APN: 010-268-003
Continue to November 14, 2018

2.

3.

Consideration of a Subdivision application
(SUB 18-048) to subdivide an existing
8,000 sq. ft. lot into two 4,000 sq. ft. lots
and consideration of a Concept Design
Study (DS 18-049) and associated Coastal
Development Permit for a remodel and twostory addition to an existing single-story
residence on lot 9 (south lot) on a property
located on Carmelo, 3 SW of 7th Avenue in
the Single-Family Residential (R-1) Zoning
District.

DS 17-174 (Munro)
Scott and Karen Munro, property owners
Carmelo, 2 NW of 7th Avenue
Block: S; Lot(s): 13 & 15
APN: 010-267-004

Consideration of a Final Design Study (DS
17-174)
and
associated
Coastal
Development Permit for a single-story
addition and rooftop deck at the rear of an
existing two-story residence listed on the
historic inventory and located on Carmelo,
2 NW of 7th Avenue in the Single-Family
Residential (R-1) Zoning District.

DS 18-289 (OSBT Investments)
Alan Lehman, Designer/Owner
3rd Ave 2 NW of Dolores
Block 30; Lot 19
APN: 010-128-016

Consideration of a Concept Design Study
(DS 18-289) and associated Coastal
Development Permit for the demolition of
an existing residence and construction of a
new two-story single-family residence
located on 3rd Ave, 2 NW of Dolores, in the
Single-Family Residential (R-1) Zoning
District.
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I.

4.

DS 18-295 (Borden)
William Mefford, Architect
Mission 4 NE of Vista
Block: 5.5; Lot(s): 12
APN: 010-111-012

Consideration of a combined Concept and
Final Design Study (DS 18-295) and
associated Coastal Development Permit for
an addition to an existing residence and
enclosure of an existing carport located on
Mission 4 NE of Vista in the Single-Family
Residential (R-1) Zoning District.

5.

DS 18-252 (Li)
Samuel Pitnick, Architect
Camino Real, 2 SW of 2nd Avenue
Block: MM; Lot(s): Lots 33 & 35
APN: 010-241-002

Consideration of a Concept Design Study
(DS 18-252) and associated Coastal
Development Permit for the demolition of
an existing split-level residence and the
construction of a new two-story residence
located on Camino Real, 2 SW of 2nd
Avenue in the Single-Family Residential
(R-1) Zoning District.

6.

DS 18-304 (Berris)
Holdren + Lietzke Architecture, Architect
SE Cor. San Antonio & 7th Ave
Block: T; Lot(s): 2 & 4
APN: 010-268-012

Consideration of a Concept Design Study
(DS 18-304) and associated Coastal
Development Permit for an addition to an
existing residence and demolition of an
existing guesthouse located at the southeast
corner of San Antonio and 7th Ave in the
Single-Family Residential (R-1) Zoning
District.

7.

DS 18-142 (Schuler)
Eric Miller Architects, Inc., Architect
San Antonio, 3 Sand & Sea
Block: SS; Lot(s): 3
APN: 010-321-024

Consideration of a Concept Design Study
(DS 18-142) and associated Coastal
Development Permit for the demolition of
an existing residence and construction of a
new residence located on Lot 3 of Sand &
Sea in the Single-Family Residential (R-1)
Zoning District.

8.

DS 18-299 (Northpoint Investments)
Braden Sterling, Architect
San Antonio, 5 Sand & Sea
Block: SS; Lot(s): 5
APN: 010-321-025

Consideration of a Preliminary Review (DS
18-299) for the demolition of an existing
residence and construction of a new
residence located on Lot 5 of Sand & Sea in
the Single-Family Residential (R-1) Zoning
District.

DIRECTOR’S REPORT
1. Update on Planning Activities
2. Progress Report on Zoning Code Update
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J.

BOARD MEMBER ANNOUNCEMENTS

K.

ADJOURNMENT
The next meeting of the Planning Commission will be: Wednesday, November 14, 2018
The City of Carmel-by-the-Sea does not discriminate against persons with disabilities. Carmelby-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 E. 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 4th day of October, 2018 at the hour of 4:00 p.m.
____________________________________
Marc E. Wiener, AICP
Community Planning and Building Director
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION TOUR OF INSPECTION
October 10, 2018
Start Time – 2:00 p.m.
The intent of the tour is to provide a visual sense of the topic matter. Upon arrival at the site, staff will
present a brief report highlighting particular relevant information and respond to questions. Members
of the public may attend the tour. A thorough review and discussion of the topic matter, including
public comment, will take place at City Hall.
1. DS 18-259 (Borden)
William Mefford, Architect
Mission, 4 NE of Vista
Block: 5.5; Lot(s): 12
APN: 010-111-012

Consideration of a combined Concept and Final
Design Study (DS 18-295) and associated Coastal
Development Permit for an addition to an existing
residence and enclosure of an existing carport
located on Mission 4 NE of Vista in the SingleFamily Residential (R-1) Zoning District.

2. DS 18-289 (OSBT Investments)
Alan Lehman, Designer/Owner
3rd Ave, 2 NW of Dolores
Block: 30; Lot(s): 19
APN: 010-128-016

Consideration of a Concept Design Study (DS 18289) and associated Coastal Development Permit
for the demolition of an existing residence and
construction of a new two-story single-family
residence located on 3rd Ave, 2 NW of Dolores, in
the Single-Family Residential (R-1) Zoning
District.

3. DS 18-252 (Li)
Samuel Pitnick, Architect
Camino Real, 2 SW of 2nd Avenue
Block MM; Lot(s): Lots 33 & south 15’ of 35;
APN: 010-241-002

Consideration of a Concept Design Study (DS 18252) and associated Coastal Development Permit
for the demolition of an existing split-level
residence and the construction of a new two-story
residence located on Camino Real, 2 SW of 2nd
Avenue in the Single-Family Residential (R-1)
Zoning District.

4. DS 18-142 (Schuler)
Eric Miller Architects, Inc., Architect
San Antonio, 3 Sand & Sea
Block: SS; Lot(s): 3
APN: 010-321-024

Consideration of a Concept Design Study (DS 18142) and associated Coastal Development Permit
for the demolition of an existing residence and
construction of a new residence located on Lot 3
of Sand & Sea in the Single-Family Residential
(R-1) Zoning District.

5. DS 18-299 (Northpoint Investments)
Braden Sterling, Architect
San Antonio, 5 Sand & Sea
Block: SS, Lot(s): 5
APN: 010-321-025

Consideration of a Preliminary Review (DS 18299) for the demolition of an existing residence
and construction of a new residence located on
Lot 5 of Sand & Sea in the Single-Family
Residential (R-1) Zoning District.

6. DS 18-304 (Berris)
Holdren + Lietzke Architecture, Architect
SE Corner of San Antonio and 7th Ave.
Block: T; Lot(s); 2 &4
APN: 010-268-012

Consideration of a Concept Design Study (DS 18304) and associated Coastal Development Permit
for an addition to an existing residence and
demolition of an existing guesthouse located at
the southeast corner of San Antonio and 7th Ave
in the Single-Family Residential (R-1) Zoning
District.
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7. DS 18-17-174 (Munro)
Scott and Karen Munro, Property Owners
Carmelo, 2 NW of 7th Avenue
Block: S, Lot(s): 13 & 15
APN: 010-267-004

Consideration of a Final Design Study (DS 17174) and associated Coastal Development Permit
for a single-story addition and rooftop deck at the
rear of an existing two-story residence listed on
the historic inventory and located on Carmelo, 2
NW of 7th Avenue in the Single-Family
Residential (R-1) Zoning District.

City of Carmel-by-the-Sea
Marc Wiener, AICP, Community Planning and Building Director
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION REGULAR MEETING MINUTES
Wednesday, September 12, 2018
A.

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

Commissioners: Bolton, Wendt, Lehman & Locke

ABSENT:

Chair LePage

STAFF PRESENT:

B.

Marc Wiener, Community Planning & Building Director
Marnie Waffle, Senior Planner
Catherine Tarone, Assistant Planner
Evan Kort, Assistant Planner
Safarina Maluki, Planning Commission Secretary

TOUR OF INSPECTION
The Commission convened at 2:35 p.m. and then toured the following sites:
• DS 17-459 (Rezai), NE corner of Forest Rd and 8th Ave; Blk: FF, Lot (s): 8 & 10
• UP 18-225 (Bass), Oak Knoll Way, 3 NE of Forest Rd; Blk: 1PP (Paradise Park),
Lot (s): 7
• DS 18-222 (Walsh), 1st Ave, 2 SE Santa Rita; Blk: 16, Lot: E ½ 2 & 4
• DS 18-261 (Grasing’s Restaurant), NW Corner of Mission St & 6th Ave.; Blk: 57,
Lot (s); 17 & 19
• DS 18-090 (Thomas), Camino Real, 3 NE of Ocean; Blk: FF, Lot (s): 8 & 10

C.

ROLL CALL
Vice Chair Lehman called the meeting to order at 3:59 p.m.

D.

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

E.

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS
N/A

F.

APPEARANCES
N/A
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G.

CONSENT AGENDA
Items placed on the Consent Agenda are considered to be routine and are acted upon by
the Commission in one motion. There is no discussion of these items prior to the
Commission action unless a member of the Commission, staff, or public requests specific
items be discussed and removed from the Consent Agenda. It is understood that the staff
recommends approval of all consent items. Each item on the Consent Agenda approved
by the Commission shall be deemed to have been considered in full and adopted as
recommended.
1. Draft minutes from the August 8, 2018 Planning Commission Meeting.
Commissioner Wendt noted corrections to the draft minutes addressing the motions for
DS 18-180 (Salehi) and DS 18-181 (Salehi).
Commissioner Bolton motioned to approve the draft minutes from August 8, 2018
Planning Commission Meeting with corrections. Motion seconded by Commissioner
Locke and carried the following vote: 4-0-1-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

H.

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

PUBLIC HEARINGS
1. DS 18-090 (Thomas)
Adam Jeselnick, Architect
Camino Real 3 NE of Ocean Ave.,
Block: FF; Lot (s): 8 & 10
APN: 010-251-013

Consideration of a Final Design Study (DS 18090) and associated Coastal Development Permit
for the demolition of an existing one-story
residence and construction of a new tow-story
residence located on Camino Real 3 NE of Ocean
Avenue in the Single-Family Residential (R-1)
Zoning District. (p.99)

Marnie Waffle, Senior Planner presented the staff report and recommended approval.
Speaker #1: Adam Jeselnick, Architect/Applicant summarized steps taken since the last
Planning Committee Meeting and utilized visual to show the revised story poles.
The following members of the public spoke regarding the application:
Mark Thomas
Pam Silkwood
Commissioner Locke moved to approve the Final Design Study (DS 18-090 Thomas)
and associated Coastal Development Permit subject to the attached findings and
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approvals and conditions. Motion seconded by Commissioner Lehman and carried
the following vote: 4-0-1-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

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

2. DS 17-459 (Rezai)
John Mandurrago, Designer
NE Corner of Forest Rd and 8th Ave.,
Block: 3; Lot (s): 11
APN: 009-202-015

Consideration of a Concept and Final Design
Study (DS 17-459) and associated Coastal
Development Permit for the construction of a
683 square-foot, single-story addition and a
226-square foot detached garage on a 1,511square-foot historic residence located at the
northeast corner of Forest Road and 8th Ave in
the Single-Family Residential (R-1) Zoning
District.

Catherine Tarone, Assistant Planner, provided the staff report and noted that the
Applicant will be required to work closely with the City Forester. Staff recommended
approval.
Speaker #1: John Mandurrago, Designer/Applicant & Owner’s representative was
available to answer questions from the commission.
Commissioner Wendt motioned to approve the Concept and Final Design Study (DS
17-459 Rezai) the associated Coastal Development Permit subject to the attached
findings and conditions and special conditions of approval 25 - 34. Motion seconded
by Commissioner Locke and carried the following roll call vote: 4-0-1-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

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

3. DS 18-222 (Walsh)
Kenneth Turgen, Architect
1st Ave 2 SE Santa Rita
Block: 16; Lot(s): E ½ 2 & 4
APN: 010-026-018

Consideration of a Combined Concept and
Final Design Study (DS 18-222) and
associated Coastal Development Permit for
additions to an existing residence located on
1st Avenue 2 SE of Santa Rita Street in the
Single-Family Residential (R-1) Zoning
District.

Evan Kort, Assistant Planner presented the staff report and recommends approval. Staff
answered questions from the commission.
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Speaker #1: Kenneth Turgen, Architect/Applicant summarized project details.
Commissioner Wendt motioned to approve the Combined Concept and Final
Design Study (DS 18-222 Walsh) and associated Coastal Development Permit
subject to the attached findings and conditions and special conditions and the
addition of special condition the encroachment in the right of way be removed prior
to final inspection. Motion seconded by Commissioner Bolton and carried the
following roll call vote: 4-0-1-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

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

4. DS 18-225 (Bass)
Jonathan James, Architect
Oak Knoll Way, 3 NE of Forest Rd
Block:11PP (Paradise Park); Lot (s): 7
APN: 009-201-007

Consideration of a Combined Concept and
Final Design Study (DS 18-222) and
associated Coastal Development Permit for
the remodel of an existing residence and a
first and second-story addition of 1,420
square feet. The project site is located on Oak
Knoll, 3 NE of Forest Road in the SingleFamily Residential (R-1) Zoning District.

Catherine Tarone, Assistant Planner, presented staff report and recommends approval.
Staff answered questions from commission.
Speaker #1: William Wood, Architect for client, reviewed project and materials.
Commissioner Locke motioned to approve the Combined Concept and Final Design
Study (DS 18-225 Bass) and associated Coastal Development Permit subject to
attached findings and conditions and special conditions (25 -28) and modifying
special condition 29 to allow two (2) lanterns be downcast and frosted glass. Motion
seconded by Commissioner Wendt and carried the following roll call vote: 4-0-1-0.
AYES:
COMMISSIONERS: BOLTON, LOCKE, WENDT & LEHMAN
NOES:
COMMISSIONERS: NONE
ABSENT: COMMISSIONERS: LEPAGE
ABSTAIN: COMMISSIONERS: NONE
5. DS 18-261 (Grasing’s Restaurant)
Thomas Hood, Architect
NW Corner of Mission St & 6th Ave.
Block: 57; Lot(s): 17 & 19
APN: 010-132-016
Commissioner Locke Recused.

Consideration of a Design Review (DR 18261) for a new trellis and patio
improvements to the rooftop deck of an
existing restaurant located at the NW corner
of Mission Street and 6th Avenue in the
Central Commercial (CC) and Downtown
Conservation Overlay (DC) Zoning
Districts.
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Evan Kort, Assistant Planner, presented staff report and recommended approval. Staff
answered Commission questions and provided zoning districts clarification.
Marc Wiener, Planning Director, noted contact by the Monterey Peninsula Water District
regarding the compliance with the District’s Water Permit requirements.
Speaker #1: Thomas Hood, Architect/Applicant, reviewed the project, highlighted
features and answered questions from the commission.
The following member of the public spoke in favor of the application:
Kurt Grasing
Commissioner Bolton motioned to approve the Design Review (DR 18-261 Grasing’s
Restaurant) with the attached findings and conditions and to include the amended
conditions regarding water use. Motion seconded by Commissioner Lehman and
carried the following roll call vote: 2-1-1-1.
AYES:
NOES:
ABSENT:
ABSTAIN:

I.

COMMISSIONERS: BOLTON & LEHMAN
COMMISSIONERS: WENDT
COMMISSIONERS: LEPAGE
COMMISSIONERS: LOCKE

DIRECTOR’S REPORT
1. Marc Wiener reviewed the monthly report with seven (7) months of activity. Director
anticipates 500 building permits by end of year. Current turnaround time for planning
is 19 days. Goal is 14.
2. Marc Wiener advised that Sub Committees reviewing the zoning codes have met and
will conduct workshops in December with the goal of drafting code amendments in
January of 2019 and be adopted in the spring of 2019. Mr. Wiener shall be meeting
with the Coastal Commission to discuss and review zoning code amendments.
3. Mark Wiener provided an update on the Beach Fire program and will provide Air
Quality data to the commission.
4. New Hire, Bo Grunde, Code Compliance Coordinator joins Community Planning &
Building on Monday, September 17, 2018. Al Fasulo is still on board to assist and
train. Short term rentals are still a challenge.
5. Director Wiener reviewed ordnances adopted by the City Council at the monthly
meeting in September.

J.

BOARD MEMBER ANNOUCEMENT
N/A
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K.

ADJOURNMENT
There being no further business, Vice Chair Lehman adjourned the meeting at 5:59 p.m.
The next meeting of the Planning Commission is scheduled:
Wednesday, October 10, 2018 at 4:00 p.m. – Regular Meeting
SIGNED:
_____________________________________
Gail Lehman, Planning Commission Vice Chair

ATTEST:
_________________________________________
Safarina Maluki, Planning Commission Secretary
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
October 10, 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 Final Design Study (DS 17-174) and associated Coastal
Development Permit for an addition to a historic residence located on
Carmelo Street, 2 NW of 7th Avenue in the Single-Family Residential (R-1)
Zoning District.

Application:
Block:
Location:
Applicant:

DS 17-174 (Munro)
S
Carmelo St., 2 NW of 7th Ave.
Karen Munro

APN: 010-267-004
Lot: 13 & 15
Property Owners: Scott and Karen Munro

EXECUTIVE SUMMARY
The applicant is proposing a 740-square-foot, single-story addition consisting of a 400-squarefoot garage and a 340-square-foot new bedroom and bathroom. A 360-square-foot open
rooftop deck and gas fire pit are proposed above the new addition accessed from new French
doors on the west elevation at the living room.
Recommendation
Approve the Final Design Study (DS 17-174) and associated Coastal Development Permit for an
addition to an existing residence, subject to the attached Findings and Conditions.
Background and Project Description
The existing residence is a one-and-two story, wood-framed, Spanish Eclectic style residence,
constructed in 1928 by Carmel master-builder M.J. Murphy. The property is listed on the City's
historic inventory and is known as the ‘John B. Adams House.’
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DS 17-174 (Munro)
October 10, 2018
Staff Report
Page 2 of 5

The subject property is 10,000 square feet in size and slopes downward to the west by 11 feet.
The property is developed with a 2,559-square-foot residence consisting of a 542-square-foot
upper level, a 1,494-square-foot main level, and a 523-square-foot lower level. The site does
not contain existing covered parking.
The applicant is proposing to construct a 740-square-foot addition to the rear (west) elevation
consisting of a 400-square-foot garage and a 340-square-foot bedroom and bathroom. The net
total square footage of the residence is proposed to be 3,299 square feet and the maximum
allowed for a 10,000 square-foot lot is 3,300 square feet. On the rear addition, the applicant is
proposing to construct a 360-square-foot (16’-6” long x 21’-10.5” wide) open rooftop deck and
gas fire pit accessed from new French doors at the living room. A lower-floor window popout
structure will be constructed on the west rear elevation of the addition that will place a an oriel
window with two casements on the west elevation of the garage and two casement windows
on the west elevation of bedroom #1. New windows and doors will be wood unclad. Finally,
the applicant is proposing to replace the existing concrete driveway with a new tire track
driveway composed of sand-set brick pavers with a herringbone pattern.
Previous Hearings:
 On February 26, 2018, and the Historic Resources Board issued a Determination of
Consistency with the Secretary of the Interior's Standards subject to specific
recommendations.
 On March 14, 2018 the Planning Commission considered the proposal, and continued
the application, providing direction to the applicant to significantly reduce or eliminate
the area of the rooftop deck, to mitigate privacy and view impacts, reduce the deck so
that it is subordinate to the historic residence and avoid cutting any tree limbs.
 On April 16, 2018, the Historic Resources Board issued a Determination of Consistency
with the Secretary of the Interior’s Standards for the proposed revised deck and stucco
wall design, added the property to the City’s Historic Register and granted an exception
to the property’s site coverage allowance limiting its maximum to 1,838 square feet, or
712 square feet in excess of the amount allowed by the Municipal Code.
 On May 9, 2018, the Planning Commission again continued the application, providing
direction to the applicant to reduce the height of the deck.
Planning Commission Recommendation: The following are recommendations made by the
Planning Commission and a staff analysis of how the applicant has revised the design to comply
with these recommendations.
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DS 17-174 (Munro)
October 10, 2018
Staff Report
Page 3 of 5

1. Planning Commission Condition of Approval: The applicant shall lower the plate height of
the addition ceiling and subsequently the deck. The plate height is the eave-wall
intersection of the lower-floor addition. The Planning Commission advises that the
applicant lower the plate height as much as is feasible with 2 feet being a suggested
target.
Staff Analysis: The applicant reduced the height of the deck by one foot such that the walking
surface of the deck is now 9’ from grade and the interior ceiling height of the garage below the
deck is 8’. The applicant has stated that 1 foot of height reduction is the maximum reduction
feasible without further reducing the garage ceiling height and limiting the size of vehicle that
will fit into the garage. The dimensions of the deck have remained the same as the previous
meeting at 360 square feet in area and 21'-10.5" in width and 16.5' in length. The size of the
rooftop deck is subordinate to the existing, 550-square-foot, historic raised patio on the south
elevation of the residence. The deck railing is stepped back from the edge of the flat roof by 4'
on the west (rear) elevation and 14'-7.5" on the south (side) elevation, helping to break up the
wall line. The deck is now located 16'-10" back from the rear west property line and 31'-3" back
from the south side property line. No limbs on the oak tree are proposed to be removed. To
further address potential privacy impacts, the railing of the rooftop deck is proposed to be a 4foot-high solid stucco wall. Additionally, the middle portion of the wall will rise to 5.5 feet in
height on the west elevation at the proposed gas fire pit mounted against the wall.
The neighboring property owners to the south and to the west have reviewed the revised plans
and have both met with staff expressing concern regarding the height of the deck and the
potential for individuals standing on the deck to look into their properties and yards. They are
requesting that the walking surface of the rooftop deck be reduced by an additional 1’-3” to be
a maximum of 7’-9” in height. Additionally, the neighboring property owners to the south and
to the west are requesting that the solid stucco wall around the deck be increased in height on
the south and west elevations to 5’-8”. As the neighboring property owners still have concerns,
staff is including the letters of concern submitted to staff in March as Attachments 5, 6 and 7
and staff will forward the Commission any updated letters of concern received before the
Commission meeting.
Potential Privacy Impact to the South Neighbor: In staff's opinion, there is no longer a privacy
impact to the property to the south due to the deck's 31-foot setback from the south property
line. The south neighbor is concerned about a potential privacy impact to their upper-floor
kitchen, upper-floor office and the north side of a small Juliette balcony off of the kitchen that
faces west. In Attachment 2, staff has included an elevation drawing of the portion of the south
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DS 17-174 (Munro)
October 10, 2018
Staff Report
Page 4 of 5

neighbor’s residence that faces the rooftop deck as well as a floor plan. Staff visited the project
site and stood on the existing small deck which is about 7.5 feet closer to the south property
line and at the same 9-foot height as the proposed deck. A photograph from the existing deck
facing south is included in Attachment 2. In staff’s opinion, the existing vegetation along the
south fence line provides privacy screening to the three windows at the south neighbor’s
upper-floor office and kitchen window.
Potential Privacy Impact to the West Neighbor: The west neighbor has expressed concern
regarding a potential privacy impact to their rear yard, lower-floor bedroom and office and
upper-floor sitting area adjoining their master bedroom. In Attachment 2, staff has included an
elevation drawing of this portion of the west neighbor’s residence as well as a floor plan. Staff
has also included a photograph taken from the existing west-facing living room window of the
project site showing the staking and flagging of the proposed deck railing. In staff's opinion, the
proposed setback of almost 17' from the west (rear) property line and the proposed stucco wall
that varies in height from 4 feet to 5’-6” adequately responds to the Planning Commission's
requirements. Staff can support the deck railing as proposed; however, if the Planning
Commission feels that a privacy impact still exists, the Commission can require the applicant to
move the deck railing back from the wall edge an additional amount, adjust the height of the
deck or adjust the height of the wall around the deck.
Proposal to Plant Additional Vegetation or Construct a Lattice Along the Shared Property
Lines: The applicant had contacted the neighboring property owners via email proposing
planting vegetation or adding a trellis to the common fence to provide additional privacy;
however, the south and west neighbors expressed a desire to maintain the existing vegetation
and fencing between the properties and that both the south and west neighbors would rather,
“See this matter resolved in the building design, rather than having to rely on landscaping which
uses valuable water and can die or become unsightly if not properly maintained by future
owners.” Staff has included this email communication as Attachment 8.
Deck Lighting: The revised plans propose two down-lit, shielded, 25-watt-equivalent light
fixtures located on either side of the French doors. In staff's opinion, the applicant has complied
with the requirement to reduce the lighting at the deck and the proposed lighting complies
with the City’s lighting requirements.
Encroaching Stairs and Handrail: There is an existing grouted stone stairway and metal railing
constructed in the City right-of-way that reach from the front gate to the street. Staff does not
see an issue with allowing the stairs and handrail to remain provided that the applicant submits
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a permanent encroachment permit for these existing encroachments. The grade slopes toward
the residence in this location and the stairs facilitate access to the front gate. Staff has drafted a
condition of approval that the applicant shall submit a permanent encroachment permit for,
and maintain insurance on, the existing stone stairs and railing in the right-of-way.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) – Existing Facilities. The project includes a 740-square-foot
addition to an existing 2,559 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.
The California Environmental Quality Act (CEQA) requires environmental review for alterations
to historic resources that are not consistent with the Secretary of the Interior’s Standards. If the
project, as conditioned by the Board, is consistent with the Standards, potential historic
resource impacts under CEQA do not require further analysis and the proposed project would
be Categorically Exempt from CEQA requirements, pursuant to Section 15331 – Historic
Resources Restoration/Rehabilitation. On April 16, 2018, the Historic Resources Board issued a
Determination of Consistency with the Secretary of the Interior's Standards, as conditioned by
the Board. Modifications to this historic resource do not require further California
Environmental Quality Act (CEQA) review for impacts to historic resources.
ATTACHMENTS:
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ATTACHMENT 1

Attachment - 1 Project Data Table

PROJECT DATA FOR A 10,000 SQUARE-FOOT SITE
Site Considerations

Allowed

Existing

Proposed

Floor Area
Site Coverage

3,300 sf (33%)
1,126 sf by Code
Or 1,838 sf as
granted by the
Historic Resources
Board
3 Upper /1 Lower
(recommended)
18’/24’

2,559 sf (25.5%)
2,224 sf

3, 299 sf (32.9%)
1,838 sf with tire track
driveway option

3 upper / 0 lower

3 upper/ 0 lower

20'-2"/ 30'-1"

Existing residence: 20'-2"/
30'-1"

Trees
Ridge Height (1st/2nd
flr)

Addition Only: 9’ deck
walking surface; 10' to top
of parapet wall on roof of
addition not used as a
walking surface; 12’-8" to
top of stucco deck railing;
14'-8" to top of raised
portion of deck railing at
the fire pit.
8' ceiling height in garage
and a 9’ ceiling height in
existing residence /(no 2nd
floor)

Plate Height (1st/2nd
flr)

12’/ 18’

Setbacks

Minimum Required Existing

Proposed

Front
Composite Side Yard

15’
10’ (25%)

10’ Approx.
69' (residence)

10’ Approx.
61'-2" (new addition)

Minimum Side Yard

3’ (interior side)

23' (south side)

Rear

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

30' (from existing
residence)

17'-2"’ (south side at
addition)
12'-10" (at new addition)

17'-6"/26'-4"
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ATTACHMENT 2

Attachment 2 – Site Photographs

Munro Residence Site Photographs with Revised Deck Railing

East Front Elevation (No Changes Proposed to Front)

North Side Elevation

19

Small original
deck and railing
to remain.
Original window
to be replaced
with French
Doors

Rear West Elevation and Area of Addition

South Side Elevation
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North Side Elevation and Revised Deck Staking and Flagging

South Side Elevation of Revised Deck
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View to the west taken from the small upper-floor deck immediately adjacent to the proposed
rooftop deck

View to the west of taken from inside the owner's residence at the upper-floor living room
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View toward the south
Juliette Balcony off of Kitchen

Kitchen Window
Office Windows

View toward the south taken from the existing small upper-floor deck with wood railing
immediately adjacent to the proposed deck
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Floor Plan of the Berris Residence; Arrows indicate windows at the office and kitchen and
balcony that overlap with the proposed rooftop deck

Elevation Drawing of the Berris Residence; Arrows indicate windows at the office and kitchen
and balcony that overlap with the proposed rooftop deck
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East Rear Yard Closest to the Rooftop Deck

Lower-Floor Floor Plan of the Porteous Residence; Arrows indicate windows at the existing
office and bedroom #1 that the proposed rooftop deck would look toward
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East Rear Yard Closest to the Rooftop Deck

Upper Floor Floor Plan of the Porteous Residence; Arrows indicate windows at the upper-floor
stairway and master sitting room that the proposed rooftop deck would look toward

East Elevation Drawing of the Porteous Residence; Arrows indicate windows at the lowerfloor office, bedroom #1 and upper-floor stairway and master sitting room that the proposed
rooftop deck would look toward
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Photograph of Neighboring Property to the Southwest

Existing temporary shed that must be removed prior to building permit final approval
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Existing cement driveway to be replaced with a brick, tire track, sand-set paver driveway

Encroaching stone stairs and metal railing in the City right-of-way
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45)
For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked "yes"
may or may not be discussed in the report depending on the issues.
Municipal Code Finding
YES NO
1. The project conforms with all zoning standards applicable to the site, or has
✔
received appropriate use permits and/or variances consistent with the zoning
ordinance.
2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.
3. The project avoids complexity using simple/modest building forms, a simple roof
✔
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character yet will not be
viewed as repetitive or monotonous within the neighborhood context.
4. As conditioned, the project is adapted to human scale in the height of its roof,
✔
plate lines, eave lines, building forms, and in the size of windows doors and
entryways. The development is similar in size, scale, and form to buildings on the
immediate block and neighborhood. Its height is compatible with its site and
surrounding development and will not present excess mass or bulk to the public or
to adjoining properties. Mass of the building relates to the context of other homes
in the vicinity.
5. The project is consistent with the City’s objectives for public and private views
✔
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.
6. The design concept is consistent with the goals, objectives and policies related to
✔
residential design in the general plan.
7. The development does not require removal of any significant trees unless
✔
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees
unless otherwise agreed upon by the City Forester.
8. The proposed architectural style and detailing are simple and restrained in
✔
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.
10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.
11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.
12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1):
1. Local Coastal Program Consistency: The project conforms to the certified Local
Coastal Program of the City of Carmel-by-the Sea.
2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.

✔
✔
✔

✔

✔
✔
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CONDITIONS OF APPROVAL
No.
Standard Conditions
1.
Authorization. Approval of Design Study (DS 17-174) authorizes a 740-square-foot
addition to the rear (west) elevation of the historic John B. Adams house listed on
the City's Historic Inventory and Register. The addition consists of 1. A 400square-foot garage. 2. A 340-square-foot bedroom and bathroom. 3. On the roof
of the addition, the applicant is proposing to construct a 360-square-foot (16’-6”
long by 21’-10.5” wide) open rooftop deck and gas fire pit accessed from new
French doors at the living room. The walking surface of the deck will be 9 feet
from grade and the roof height of the addition will be 10 feet from grade. 4. A
lower-floor window popout structure will be constructed on the west rear
elevation with two casement windows at the garage and two casement windows
at bedroom #1. New windows and doors will be wood, unclad. 5. The existing
concrete driveway will also be replaced with a new tire track driveway composed
of sand-set brick pavers with a herringbone pattern.
2.
Codes and Ordinances. The project shall be constructed in conformance with all
requirements of the local R-1 zoning ordinances. All adopted building and fire
codes shall be adhered to in preparing the working drawings. If any codes or
ordinances require design elements to be changed, or if any other changes are
requested at the time such plans are submitted, such changes may require
additional environmental review and subsequent approval by the Planning
Commission.
3.
Permit Validity. This approval shall be valid for a period of one year from the date
of action unless an active building permit has been issued and maintained for the
proposed construction.
4.
Landscape Plan. All new landscaping, if proposed, shall be shown on a landscape
plan and shall be submitted to the Department of Community Planning and
Building and to the City Forester prior to the issuance of a building permit. The
landscape plan will be reviewed for compliance with the landscaping standards
contained in the Zoning Code, including the following requirements: 1) all new
landscaping shall be 75% drought-tolerant; 2) landscaped areas shall be irrigated
by a drip/sprinkler system set on a timer; and 3) the project shall meet the City’s
recommended tree density standards, unless otherwise approved by the City
based on site conditions. The landscaping plan shall show where new trees will be
planted when new trees are required to be planted by the Forest and Beach
Commission or the Planning Commission.
5.
Tree Removal. Trees on the site shall only be removed upon the approval of the
City Forester or Forest and Beach Commission as appropriate; and all remaining
trees shall be protected during construction by methods approved by the City
Forester.

✔

✔

✔
✔

✔
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6.

7.

8.

9.

10.

11.

12.

13.

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.
Water Use. Approval of this application does not permit an increase in water use ✔
on the project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the maximum
units allowed on a 4,007-square foot parcel, this permit will be scheduled for
reconsideration and the appropriate findings will be prepared for review and
adoption by the Planning Commission.
Modifications. The applicant shall submit in writing to the Community Planning ✔
and Building staff any proposed changes to the approved project plans prior to
incorporating changes on the site. If the applicant changes the project without
first obtaining City approval, the applicant will be required to either: a) submit the
change in writing and cease all work on the project until either the Planning
Commission or staff has approved the change; or b) eliminate the change and
submit the proposed change in writing for review. The project will be reviewed for
its compliance to the approved plans prior to final inspection.
Exterior Lighting. Exterior lighting shall be limited to 25 watts or less ✔
(incandescent equivalent, i.e., 375 lumens) per fixture and shall be no higher than
10 feet above the ground. Landscape lighting shall be limited to 15 watts
(incandescent equivalent, i.e., 225 lumens) or less per fixture and shall not exceed
18 inches above the ground. All fixtures shall be shielded and down facing.
Skylights. All skylights shall use non-reflective glass to minimize the amount of ✔
light and glare visible from adjoining properties. The applicant shall install
skylights with flashing that matches the roof color, or shall paint the skylight
flashing to match the roof color.
Stone Facades (including chimneys). Stone facades shall be installed in a broken N/A
course/random or similar masonry pattern. Setting the stones vertically on their
face in a cobweb pattern shall not be permitted.
Unclad Wood Frame Windows. The applicant shall install unclad wood framed ✔
windows. Windows that have been approved with divided lights shall be
constructed with fixed wooden mullions. Any window pane dividers, which are
snap-in, or otherwise superficially applied, are not permitted.
Indemnification. The applicant agrees, at his or her sole expense, to defend, ✔
indemnify, and hold harmless the City, its public officials, officers, employees, and
assigns, from any liability; and shall reimburse the City for any expense incurred,
resulting from, or in connection with any project approvals. This includes any
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14.

15.
16.
17.

18.

19.

20.

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

✔

✔
Variance. Approval of this Design Study shall be valid only with approval of a N/A
Variance.
Hazardous Materials Waste Survey. A hazardous materials waste survey shall be ✔
required in conformance with the Monterey Bay Unified Air Pollution Control
District prior to issuance of a demolition permit.
Storm Water Drainage Plan. The applicant shall include a storm water drainage ✔
plan with the working drawings that are submitted for building permit review. The
drainage plan shall include applicable Best Management Practices and retain all
drainage on site through the use of semi-permeable paving materials, French
drains, seepage pits, etc. Excess drainage that cannot be maintained on site may
be directed into the City’s storm drain system after passing through a silt trap to
reduce sediment from entering the storm drain. Drainage shall not be directed to
adjacent private property.
Archaeological Report. An archaeological reconnaissance report shall be prepared N/A
by a qualified archaeologist or other person(s) meeting the standards of the State
Office of Historic Preservation prior to approval of a final building permit. The
applicant shall adhere to any recommendations set forth in the archaeological
report. All new construction involving excavation shall immediately cease if
materials of archaeological significance are discovered on the site and shall not be
permitted to recommence until a mitigation and monitoring plan is approved by
the Planning Commission.
Cultural Resources. All new construction involving excavation shall immediately ✔
cease if cultural resources are discovered on the site, and the applicant shall
notified the Community Planning and Building Department within 24 hours. Work
shall not be permitted to recommence until such resources are properly evaluated
for significance by a qualified archaeologist. If the resources are determined to be
significant, prior to resumption of work, a mitigation and monitoring plan shall be
prepared by a qualified archaeologist and reviewed and approved by the
Community Planning and Building Director. In addition, if human remains are
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unearthed during excavation, no further disturbance shall occur until the County
Coroner has made the necessary findings as to origin and distribution pursuant to
California Public Resources Code (PRC) Section 5097.98.
21.

22.

23.

24.
25.

26.

27.
28.

29.

Truck Haul Route. Prior to Building Permit issuance, the applicant shall provide for
City (Community Planning and Building Director in consultation with the Public
Services and Public Safety Departments) review and approval, a truck-haul route
and any necessary temporary traffic control measures for the grading activities.
The applicant shall be responsible for ensuring adherence to the truck-haul route
and implementation of any required traffic control measures.
USA North 811. Prior to any excavation or digging, the applicant shall contact the
appropriate regional notification center (USA North 811) at least two working
days, but not more than 14 calendar days, prior to commencing that excavation or
digging. No digging or excavation is authorized to occur on site until the applicant
has obtained a Ticket Number and all utility members have positively responded
to the dig request. (Visit USANorth811.org for more information)
Conditions of Approval. All conditions of approval for the Planning permit(s) shall
be printed on a full-size sheet and included with the construction plan set
submitted to the Building Safety Division.
Special Conditions
Tree Density Requirement. The applicant shall plant one lower-canopy tree on
the property prior to the final inspection for the building permit.
Shed Removal. The applicant shall remove the existing 120-square-foot shed from
the rear southwest yard of the property prior to the final inspection for the
building permit.
Encroachment Permit. The applicant shall submit a permanent encroachment
permit for the existing stone stairs and metal railing at the front of the property
located in the City-owned right-of-way.
Height Certification. Height certification of the addition and the walking surface of
the deck is required at the rough framing inspection of the building permit.
Preconstruction Meeting. Prior to the beginning of construction, the applicant
shall convene a pre-construction meeting to include the contractor and the City’s
Project Planner to ensure compliance with the Secretary of the Interior’s
Standards for the Treatment of Historic Properties. A Building Permit will not be
issued until this meeting has occurred. (Source: Historic Resources Board)
Site Coverage Allowance. On April 16, 2018, the Historic Resources Board added
the property to the City’s Historic Register and granted an exception to the
property’s site coverage allowance, limiting its maximum to 1,838 square feet, or
712 square feet in excess of the amount allowed by the Municipal Code for a
10,000 sq. ft. lot.

✔

✔

✔

✔
✔
✔
✔
✔

✔

*Acknowledgement and acceptance of conditions of approval.
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______________________________
Property Owner Signature

___________________________
Printed Name

__________
Date

Once signed, please return to the Community Planning and Building Department.
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ATTACHMENT 8
Catherine Tarone <ctarone@ci.carmel.ca.us>

Fwd: Carmelo 2NW7th
Karen Munro
To: Catherine Tarone<ctarone@ci.carmel.ca.us>

Fri, Sep 21, 2018 at 12:39 PM

I will be forwarding you two emails. This is the first one the second will follow. This is in reference to an email exchange I
had with my neighbors.
Regards,
Karen

From: Brian Berris
Date: August 25, 2018 at 10:45:56 AM PDT
To: Karen Munro
Cc: Barry Porteous
Subject: Carmelo 2NW7th
Karen,
Thank you for your response to our suggestion for a compromise in the email Barry and I sent
you in May. Barry and I have discussed the design modification you now suggest as a
possible remedy, namely lowering the deck floor by one foot (we assume the one-foot drop is
from the level shown on the Plan Set dated 4-25-18 that was reviewed at the May meeting of
the Planning Commission). However, your suggestion is not consistent with the direction of
the Planning Commission to “lower the plate height of the addition ceiling and subsequently
the deck . . . with 2 feet being the suggested target”. We agree with that direction and
believe, when coupled with a 5’ 8” minimum parapet wall height as proposed in our email of
May 14, it would address most of our privacy concerns. The view shed drawings attached to
that email illustrate the importance of these measures.
As for the 8’ ceiling height in the proposed addition, there may be some architectural solutions
that your structural engineer could explore to help achieve that goal, such as the use of a
steel beam or doubling-up 2x6” floor joists instead of using 2x12” joists.
While your offer to plant trees and other vegetation to build a barrier is thoughtful, both
families are satisfied with maintaining the existing vegetation/fence on our common property
lines, as they will provide effective barriers if the proposed deck meets the specifications
recommended by the Planning Commission. Moreover, we would rather see this matter
resolved in the building design, rather than having to rely on landscaping which uses valuable
water and can die or become unsightly if not properly maintained by future owners.
Regards,
Brian & Barry
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Catherine Tarone <ctarone@ci.carmel.ca.us>

Email to neighbors
Karen Munro
To: Catherine Tarone <ctarone@ci.carmel.ca.us>

Fri, Sep 21, 2018 at 12:58 PM

Catherine,
Here is my email to both neighbors.
I am forwarding you these emails to demonstrate how I have tried to plant new screens to further provide them with
privacy. As well as to offer a compromise.
There is presently quite a lot of greenery, which is growing quite nicely.
Regards,
Kare
Begin forwarded message:
From: Karen Munro
Date: August 14, 2018 at 5:18:50 AM PDT
To: Brian Berris, Barry Porteous
Subject: Carmelo 2nw7
Dear Barry and Brian,
As proposed by your attorney I am writing to you
directly to come to a mutually agreeable conclusion.
I apologize for not writing sooner. Running this
process remotely is impossible for me.
The summer is nearing to an end. I will be returning
to Carmel the latter part of September. I wanted to
touch base with you to let you know how I would like
to proceed. I have been in contact with the
structural engineer. He said I could lower the
building by one foot, at an extra construction cost to
us , without sacrificing my current 8 foot ceiling
height.
Barry, I am proposing that I replace the standard
pittosporums which I planted, with 25 gallon
standard bay laurels along the west fence that would
run the entire length of the addition. Using 25 gallon
plants will expedite your privacy concerns. I
currently have bay laurel standards growing on the
south side of the house. It’s a dense vegetation that
grows well in Carmel.
Brian, I suggest that I would plant extra standard
bay laurels along the south fence where there is
currently no vegetation other than the ivy.
I would also like to propose building well positioned
high trellises along the south and west property lines
with an additional plantings of a vigorous growing
vine which would further block your view of my
proposed deck from your respective properties.
These are the compromises I will be suggesting to
the Carmel Planning Commission. Before I make
my submittal I would welcome your constructive
input.
Kind regards,
Karen
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ATTACHMENT 9

IF, DURING THE COURSE OF CONSTRUCTION, CULTURAL, ARCHAEOLOGICAL,
HISTORICAL OR PALEONTOLOGICAL RESOURCES ARE UNCOVERED AT THE SITE,
WORK SHALL BE HALTED IMMEDIATELY WITHIN 50 METERS OF THE FIND UNTIL A
QUALIFIED PROFESSIONAL ARCHAEOLOGIST CAN EVALUATE IT. MONTEREY
COUNT RMA - PLANNING AND A QUALIFIED ARCHAEOLOGIST SHALL BE
IMMEDIATELY CONTACTED BY THE RESPONSIBLE INDIVIDUAL PRESENT ON-SITE.
WHEN CONTACTED, THE PROJECT PLANNER AND THE ARCHAEOLOGIST SHALL
IMMEDIATELY VISIT THE SITE TO DETERMINE THE EXTENT OF THE RESOURCES
AND TO DEVELOP PROPER MITIGATION MEASURES REQUIRED FOR RECOVERY.

1

PLANNING RESUBMITTAL
12/21/17

2

PLANNING RESUBMITTAL
02/23/18

1. SURFACE WATER WILL DRAIN AWAY FROM EACH STRUCTURE ON THE LOT.

3

PLANNING RESUBMITTAL
03/04/18

2. INSTALL SEDIMENT LOGS AROUND CONSTRUCTION AREA TO KEEP DEBRIS
ON PROPERTY.

4

PLANNING RESUBMITTAL
04/02/18

3. PLACE GRAVEL BAGS AROUND NEARBY, DOWN-STREAM OF STORM INLET(S)
DURING CONSTRUCTION.
4. DURING CONSTRUCTION THE CONTRACTOR SHALL MAINTAIN THE COUNTY
RIGHT-OF-WAY (STREET/SIDEWALK) FREE FROM DEBRIS AND DIRT.

1
1) THE GEOTECHNICAL ENGINEER (SOIL SURVEYS GROUP, INC.) SHOULD
BE RETAINED TO REVIEW THE BUILDING AND SITE GRADING PLANS
FOR COMPLIANCE WITH THIS REPORT AND MAY PROVIDE SPECIFIC
RECOMMENDATIONS FOR SURFACE DRAINAGE.

2

6'-0" H. GRAPE-STAKE
FENCE

16" magnolia

51.51 LF
136.85 LF

98.8
12" WIDE CONCRETE
ACCENT BLOCK AT
10'-0" O.C.

92.5
93.9
93.0

(REMOVED + NEW) / EXISTING WALLS = 0.44 OR 44% < 50%

91.1

REMOVE CONCRETE
DRIVEWAY. INSTALL
PERVIOUS PAVERS
WITH HERRINGBONE
PATTERN

91.9
ORNAMENTAL
STRAWBERRIES

27" oak

95

1

3

ROCK RET. WALL

PERVIOUS WALK

98.8

20" oak (twin)
99.2
(100.00')

DECK
LOCATION

89

(100.00')

4

4

4) PRIOR TO GRADING, THE AREAS TO BE DEVELOPED FOR STRUCTURES,
PAVEMENTS AND OTHER IMPROVEMENTS, SHOULD BE STRIPPED OF ANY
VEGETATION AND CLEARED OF ANY SURFACE OR SUBSURFACE
OBSTRUCTIONS, INCLUDING ANY EXISTING FOUNDATIONS, UTILITY LINES
BASEMENTS, SEPTIC TANKS, PAVEMENTS, STOCKPILED FILLS, AND
MISCELLANEOUS DEBRIS.

10. ALL GRADING SHALL COMPLY WITH THE COUNTY OF MONTEREY GRADING
ORDINANCE.

8) HOLES RESULTING FROM THE REMOVAL OF BURIED OBSTRUCTIONS THAT
EXTEND BELOW FINISHED SITE GRADES SHOULD BE BACKFILLED WITH COMPACTED
ENGINEERED FILL.

CARMELO STREET

HOUSE

EXISTING

6'-0" H. GRAPE-STAKE
FENCE

97

TAN
BARK

9. THE GRADE ADJACENT TO ALL STRUCTURES SHALL BE SLOPED A
MINIMUM OF 5 PERCENT AWAY FROM THE FOUNDATION FOR A MINIMUM
HORIZONTAL DISTANCE OF 10 FEET.

7) SURFACE VEGETATION AND ORGANICALLY CONTAMINATED TOPSOIL SHOULD BE
REMOVED FROM AREAS TO BE GRADED. THE REQUIRED DEPTH OF STRIPPING
WILL VARY WITH THE TIME OF YEAR THE WORK IS DONE AND MUST BE OBSERVED BY
THE GEOTECHNICAL CONSULTANT.

56" oak

gate
ENTRY

DASHED LINE
INDICATES DECK
LOCATION

9) AFTER THE EARTHWORK OPERATIONS HAVE BEEN COMPLETED AND THE
GEOTECHNICAL ENGINEER HAS FINISHED HIS OBSERVATION OF THE WORK, NO
FURTHER EARTHWORK OPERATIONS SHALL BE PERFORMED EXCEPT WITH THE
APPROVAL OF AND UNDER THE OBSERVATION OF THE GEOTECHNICAL ENGINEER.

PROPERTY OWNER:

ga

te

32" pine

WATER METER
2

ASPHALT BERM

PERVIOUS WALK

EXISTING
PATIO

CONCRETE WALL
PERVIOUS WALK

3'-0" SETBACK
STRUCTURE LESS THAN 15'-0" IN HEIGHT

2
1

15'-0"
SETBACK

3'-0"
SETBACK

6'-0" H. GRAPE-STAKE FENCE
(100.00')

KAREN & SCOTT MUNRO
2 NW OF 7TH ON CARMELO
CARMEL, CA 93921
CITY OF CARMEL
BUILDING
FIRE
MECHANICAL
PLUMBING
ELECTRICAL
ENERGY CODE
RESIDENTIAL
CALGREEN

:2016 C.B.C.
:2016 C.F.C.
:2016 C.M.C.
:2016 C.P.C.
:2016 C.E.C.
:2016 C.E.C.
:2016 C.E.C.
:2016 C.G.C.

1

100

95

90

TEMPORARY
EXISTING
SHED

101.9

4

5.
THE GRADING INSPECTOR MAY STOP OPERATIONS DURING PERIODS OF
INCLEMENT WEATHER IF EROSION PROBLEMS ARE NOT BEING CONTROLLED
ADEQUATELY.

1.

ALL GRADING SHALL BE IN CONFORMANCE WITH CITY OF CARMEL GRADING
ORDINANCE & EROSION CONTROL ORDINANCE.

2.

GROUND SHALL BE PREPARED TO RECEIVE FILL BY REMOVING
VEGETATION, TRASH, ETC. NO VEGETATIVE NOR OTHER
DELETERIOUS MATERIALS SHALL BE USED IN ANY ENGINEERED FILL.

3.

ALL SURFACES EXPOSED OR THAT MAY BE EXPOSED DURING GRADING
ACTIVITIES SHALL BE PREPARED AND MAINTAINED THROUGH THE
LENGTH OF THE PROJECT TO PROTECT AGAINST EROSION.

4.

AT ALL TIMES DURING CONSTRUCTION AND UNTIL FINAL COMPLETION, THE
CONTRACTOR, WHEN HE OR HIS SUBCONTRACTORS ARE OPERATING
EQUIPMENT ON THE SITE, SHALL PREVENT THE FORMATION OF AIRBORNE
DUST NUISANCE BY WATERING AND TREATING THE SITE OF THE WORK IN
SUCH A MANNER THAT WILL CONFINE DUST PARTICLES TO THE IMMEDIATE
SURFACE OF THE WORK. THE CONTRACTOR WILL BE RESPONSIBLE FOR
ANY DAMAGE DONE BY DUST FROM SUBCONTRACTORS.

OCCUPANCY TYPES:

R3 - RESIDENTIAL
U - GARAGE

6.

ALL GRADED AREAS SHALL BE PLANTED AND MAINTAINED AS
REQUIRED BY CITY OF CARMEL BUILDING DEPARTMENT. CUT AND FILL
SLOPES SHALL BE CULTIVATED TO A DEPTH OF APPROXIMATELY 3
INCHES. SEED WITH RYE GRASS, 3/4 LB. PER 100 SQ. FT. OF AREA.
COVER WITH STRAW, 4 TONS PER ACRE.

7.

CUT AND FILL SLOPES SHALL NOT EXCEED 2 HORIZONTAL
TO 1 VERTICAL.

8.

MAINTAIN DUST CONTROL AT ALL TIMES. NO POTABLE WATER
SHALL BE USED FOR DUST CONTROL UNLESS SECONDARY WATER
IS NOT READILY AVAILABLE.

9.

ALL FILL AREAS SHALL BE COMPACTED TO MINIMUM 90 PERCENT
RELATIVE COMPACTION, BASED ON ASTM TEST D1557. FILL SHALL BE
PLACED IN LIFTS NOT EXCEEDING 8 INCHES IN DEPTH.

10.

SLOPE ALL GROUND AWAY FROM BUILDINGS AT MINIMUM 5 % FOR
A MINIMUM DISTANCE OF 10 FEET.

ASSESSORS PARCEL NO:

010-267-004

DESCRIPTION:

720 SF ADDITION TO EXISTING RESIDENCE.

ZONING:

R-1

TREE REMOVAL:

NONE

AREA OF DISTURBANCE:

740 SF

LOT AREA:

10,000 SF

(E) RESIDENCE
UPPER LEVEL
MAIN LEVEL
LOWER LEVEL
TOTAL

542 SF
1,494 SF
523 SF
2,559 SF

11.

NEW ADDITION
TOTAL SF WITH ADDITION

740 SF
3,299 SF

13.

CONTRACTOR SHALL PREVENT EROSION AND SEDIMENT ESCAPING
FROM SITE AS REQUIRED BY CITY OF CARMEL EROSION CONTROL
ORDINANCE.
12. EROSION CONTROL MEASURES SHALL BE IN PLACE AT THE END
OF EACH DAY'S WORK BETWEEN OCTOBER 15 AND APRIL 15.
ESTIMATED EXCAVATION: CUT = 80 CY, FILL = 75 CY
STARTING DATE: 4.1.2018 COMPLETION DATE: 10.1.2018
14. CONTOUR ELEVATION DATUM IS APPROXIMATE U.S.G.S.
15. A COPY OF ALL COMPACTION TESTS AND FINAL GRADING REPORTS
SHALL BE SUBMITTED TO THE CITY OF CARMEL PRIOR TO
REQUESTING A FINAL GRADING OR FOOTING INSPECTION.

3
SITE COVERAGE CALCULATION

SCALE BAR 1:10

4.
EROSION AND SEDIMENT CONTROL MEASURES SHALL BE IN PLACE AT THE
END OF EACH DAY'S WORK.

TOE OF FILLS ON SLOPES STEEPER THAN 1 UNIT VERTICAL IN 5
UNITS HORIZONTAL SHALL BE KEYED WITH A BENCH MINIMUM
10 FEET WIDE AND 2 FEET DEEP BACK SLOPED 2%.

(BASE FLOOR AREA ALLOWED - 3,300 S.F.)

4 6 8 10

3.
RUN-OFF FROM THE SITE SHALL BE DETAINED OF FILTERED BY BERMS,
VEGETATED FILTER STRIPS AND/OR CATCH BASINS TO PREVENT THE ESCAPE OF
SEDIMENT FROM THE DISTURBED AREA OR SITE. THESE DRAINAGE CONTROL
MEASURES MUST BE MAINTAINED BY THE CONTRACTOR AS NECESSARY TO
ACHIEVE THEIR PURPOSE THROUGHOUT THE LIFE OF THE PROJECT.

5.

102

EXISTING HOUSE

0 2

2.
BETWEEN OCTOBER 15 AND APRIL 15, DISTURBED SURFACES NOT INVOLVED
IN THE IMMEDIATE OPERATIONS MUST BE PROTECTED BY MULCHING AND/OR
OTHER EFFECTIVE MEANS OF SOIL PROTECTION.

V-B

BUILDING AREAS:

1

1.
VEGETATION REMOVAL BETWEEN OCTOBER 15 AND APRIL 15 SHALL NOT
PRECEDE SUBSEQUENT GRADING OR CONSTRUCTION ACTIVITIES BY MORE THAN
15 DAYS. DURING THIS PERIOD, EROSION AND SEDIMENT CONTROL MEASURES
SHALL BE IN PLACE.

CONSTRUCTION TYPE:

1

16. NO CUT OR FILL SHALL BE WITHIN 3 FEET OF ALL PROPERTY LINES
EXCEPT FOR DRIVEWAY ACCESS PURPOSES.

PERVIOUS
7,308 SF
IMPERVIOUS
458 SF (MAX ALLOWED 3,300 SF x 22% = 726 SF)
EXISTING BUILDING FOOTPRINT 1,494 SF
NEW ADDITION FOOTPRINT
740 SF
TOTAL
10,000 SF

SCALE: 1" = 10'-0"

WHEN WINTER GRADING OPERATIONS TAKE PLACE, THE FOLLOWING MEASURES
ARE REQUIRED TO MITIGATE ACCELERATED EROSION:

1

JURISDICTION:
BUILDING CODE:

4

7. EXCESS EXCAVATION TO BE DEPOSITED ON SITE. DEPOSITED MATERIAL
SHALL NOT EXCEED 12 INCHES IN DEPTH UNLESS COMPACTION TESTED TO
VERIFY A MINIMUM COMPACTION REQUIREMENTS PER NOTE # 5.

3) THE GEOTECHNICAL ENGINEER SHOULD BE NOTIFIED AT LEAST FIVE
(5) WORKING DAYS PRIOR TO ANY SITE CLEARING OR OTHER
EARTHWORK OPERATIONS.

6) ANY WELLS ENCOUNTERED SHALL BE CAPPED IN ACCORDANCE WITH SANTA CRUZ
COUNTY HEALTH DEPARTMENT REQUIREMENTS. THE STRENGTH OF THE
CAP SHALL BE AT LEAST EQUAL TO ADJACENT SOIL AND SHALL NOT BE
LOCATED WITHIN 5 FEET OF ANY STRUCTURAL ELEMENT.

ROCK RET. WALL

FILL = 75 CY

8. THE DRIVEWAY EXISTS AND WILL REMAIN UNCHANGED. THE SLOPE DOES
NOT EXCEED 15 PERCENT.

5) ALL PIPELINES ENCOUNTERED DURING GRADING SHOULD BE RELOCATED
AS NECESSARY TO BE COMPLETELY REMOVED FROM CONSTRUCTION AREAS
OR BE CAPPED AND PLUGGED.

2

6. GRADING QUANTITIES: EXCAVATION = 80 CY

2) ALL EARTHWORK AND FOUNDATION OPERATIONS ON-SITE TO BE
PERFORMED IN ACCORDANCE WITH THE GEOTECHNICAL
INVESTIGATION REPORT..

1

95

90

90

2

NEW
PERVIOUS
PAVERS

DECK LOCATION

EVALUATION

10
0
ASPHALT BERM

(100.00')
NEW WALLS
REMODEL LOWER LEVEL
ADDITION LOWER LEVEL

3'-0"
SETBACK

34.78 LF

3'-0" H. STUCCO WALL

REMOVED WALLS
LOWER LEVEL

1

122.50 LF:
284.93 LF
99.45 LF

3'-0" H. STUCCO WALL

EXISTING WALLS:
2ND LEVEL
1ST LEVEL
LOWER LEVEL

5. ALL STRUCTURAL FILL TO BE COMPACTED TO 90 PERCENT RELATIVE
COMPACTION. ALL ROADWAY FILL SHALL BE COMPACTED TO 90 PERCENT
RELATIVE COMPACTION EXCEPT THE UPPER 12 INCHES OF FINISHED SOIL,
SUBGRADE AND BASEROCK SHALL BE 95% RELATIVE COMPACTION.

17. THE EXISTING GRADES ADJACENT TO THE EXISTING RESIDENCE SHALL
BE MAINTAINED TO DIRECT WATER AWAY FROM THE BUILDNG FOUNDATION.
THE FINAL GRADING OF THE SITE SHALL BE CONDUCTED IN A MANNER TO
ENSURE THAT ALL SURFACE DRAINAGE UPHILL FROM THE RESIDNECE
(INCLUDING THE FLOW FROM THE DRIVEWAY) ARE DIRECTED IN SWALES
AROUND THE STRUCTURE.

20
EXISTING SITE COVERAGE
IMPERVIOUS WALKWAYS
IMPERVIOUS DRIVEWAY
IMPERVIOUS DRIVEWAY TURNAROUND
IMPERVIOUS PATIO
IMPERVIOUS ENTRY WAY
PERVIOUS LANDSCAPING
TOTAL

PROPOSED SITE COVERAGE
650 SF
501 SF
660 SF
322 SF
91 SF
6,282 SF
8,506 SF

PERVIOUS WALKWAYS
PERVIOUS PAVER TIRE TRACKS
PERVIOUS ORNAMENTAL PLANTING AT DRIVEWAY
IMPERVIOUS DRIVEWAY (CONCRETE BLOCKS)
PERVIOUS DRIVEWAY TURNAROUND
PERVIOUS TAN BARK (AT ENTRY LOWER LEVEL)
IMPERVIOUS PATIO
IMPERVIOUS ENTRY WAY
PERVIOUS LANDSCAPING
TOTAL

650 SF
200 SF
256 SF
45 SF
530 SF
130 SF
322 SF
91 SF
5,542 SF
7,766 SF
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PLANNING RESUBMITTAL
12/21/17

37'-0"
3'-0"

4'-0"

6'-6"

4'-6"

B

2'-8"

6'-0"

B

B

4'-0"

1'-6"

2'-10"

2'-0"

B

2'-6"

2'-3"

1'-6"
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7'-8"

BUILT IN
CABINETS

BUILT IN
CABINETS

BUILT IN
CABINETS

103

1'-0"

101

20'-0"

GARAGE

8'-0"x6'-8"
SLIDER

16'-0"

10'-5"

104

BATHROOM

19'-612"

1'-0"

3'-9"

3'-5"

106

19'-612"

1'-0"

3'-5"

3'-10"

105

3'-9"

INFILL
EXISTING
WINDOW

3'-11"

REMOVE AND
DISPOSE OF
WINDOW

1'-0"

3'-9"

REMOVE AND
DISPOSE OF
PORTION OF
WALL

A

1'-9"

2'-0"

11"

2'-5"

21'-11"

BEDROOM1

3'-8"

GREAT
ROOM

BEDROOM2

POWDER
ROOM

6'-7"

3'-5"

3'-9"

10"

10"

6'-312"

16'-1"

5'-012"

3'-5"

5'-012"

6'-7"

3'-9"

3'-3"

BATHROOM

3'-3"

5'-3"

11"

1'-6"

5'-10"

1'-6"

4'-3"
1'-0"

4'-3"

15'-10"

4'-9"

15'-10"

3'-8"

5'-3"

1'-11" 1'-0"

3'-9"

1'-6"

6'-312"

16'-1"

SCALE: 1/4" = 1'-0"
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SCALE: 1/4" = 1'-0"
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SCALE BAR 1/4" = 1'-0"
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4
21'-1012"

14'-712"

3" ROOF
DRAIN

1
4"

PER 12"
SLOPE

DECK
1
4"

3" ROOF
DRAIN

PER 12"
SLOPE

1
4"

1
4"

PER 12"
SLOPE

EXTERIOR
DECK LIGHT
FIXTURE

PER 12"
SLOPE

4

DECORATIVE
RAILING

BUILT-IN
STORAGE
CABINET
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BUILT-IN
STORAGE
CABINET

4'-0"

ROOF

PER 12"
SLOPE

PER 12"
SLOPE

PLANNING RESUBMITTAL
04/02/18

BUILT IN
BENCH

1
4"

1
4"

4

4'-0"

BUILT IN
BENCH

1
4"

NEW ADDITION

DECK FINISH
CUT EDGE TIERRA HIGH FIRED
HANDCRAFTED TERRA COTTA
FLOOR TILE

PLANNING RESUBMITTAL
12/21/17

12'-0"

PER 12"
SLOPE

EXTERIOR
RATED GAS
FIRE PIT

1

EXISTING
DECK

LIVING

EXTERIOR LIGHTING LIMITED TO NO MORE
THAN 25 WATTS ( INCANDESCENT EQUIVALENT;
i.e. APPROXIMATELY 225 LUMENS

EXISTING RESIDENCE

DINING

OUTDOOR
PATIO

KITCHEN

BEDROOM

BATHROOM

PROPOSED DECK HAS BEEN REDUCED FROM
740 SF TO 360 SF. THIS IS A 48% REDUCTION.

SCALE: 1/4" = 1'-0"
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PLANNING RESUBMITTAL
12/21/17

17'-6" PLATE HEIGHT

26'-4" PLATE HEIGHT

1

1

SCALE: 1/4" = 1'-0"

0

1
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SCALE BAR 1/4" = 1'-0"

17'-6" PLATE HEIGHT

26'-4" PLATE HEIGHT

1

SCALE: 1/4" = 1'-0"
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SCALE: 1/4" = 1'-0"
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2

1

PLANNING RESUBMITTAL
12/21/17

2

PLANNING RESUBMITTAL
02/23/18

4

PLANNING RESUBMITTAL
04/02/18

5

PLANNING RESUBMITTAL
09/10/18

5
EXISTING RESIDENCE

NEW ADDITION
HEIGHT OF NEW ADDITION HAS
BEEN REDUCED BY 1'-0".
OUTDOOR DECK TO BE LEVEL
WITH EXISTING MAIN FLOOR OF
RESIDENCE. NEW ADDITION
PLATE HEIGHT TO BE 8'-0" A.F.F.

4'-0"

4

'THE HOME
LIGHTER'
HL-C-DS-TB9-70 70
SERIES DARK SKY
EXTERIOR LIGHT
FIXTURE EACH
SIDE OF DOOR.
GU24 9W CFL
BULB

ROOF PARAPET
LOWERED AT
CORNER TO
ACCOMMODATE
EXISTING OAK
TREE.

DECORATIVE
RAILING. PICKETS
TO BE 3" APART

4

WOOD TRELLIS
BARNWOOD GRAY
STAIN

NEW 8'-0"
PLATE HT.

WINDOW
POP OUT

EXISTING 6'-0"
FENCE

1'-6"

5

12'-8" HEIGHT OF ADDITION

PREVIOUS
PROPOSAL

5

10'-0" HEIGHT OF ADDITION

3'-8"

3'-6"
GUARDRAIL

FROM 6'-0" A.F.F.
AT DECK

'JUSTICE DESIGN'
EXTERIOR LIGHT
FIXTURE EACH
SIDE OF DOOR

CUSTOM
WOOD GARAGE
DOOR

(3) COAT CEM.
PLAS. o/ 1/2"
PLYWD. o/ 2
LAYERS GRADE 'D'
BUILDING PAPER.

11'-39 16" SITE LINE

1

1

SCALE: 1/4" = 1'-0"

0

1

2

3

4

1
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SCALE BAR 1/4" = 1'-0"

CEMENT PLASTER FINISH

'THE HOME
LIGHTER'
HL-C-DS-TB9-70 70
SERIES DARK SKY
EXTERIOR LIGHT
FIXTURE EACH
SIDE OF DOOR.
GU24 9W CFL
BULB

REMOVE WINDOW
AND REPLACE
WITH FRENCH
DOORS

WOOD TRELLIS
BARNWOOD GRAY
STAIN

ASPHALT SINGLE ROOF FINISH

14'-8"

1'-0"

FROM 6'-0" A.F.F.
AT DECK

5
PREVIOUS
PROPOSAL
NEW 8'-0"
PLATE HT.
4

10'-0"

EXTERIOR LIGHTING LIMITED TO NO MORE
THAN 25 WATTS ( INCANDESCENT EQUIVALENT;
i.e. APPROXIMATELY 225 LUMENS

12'-8" HEIGHT OF ADDITION

5

1'-0"

(3) COAT CEM.
PLAS. o/ 1/2"
PLYWD. o/ 2
LAYERS GRADE 'D'
BUILDING PAPER.

ASPHALT SHINGLE
ROOF

5

WINDOW POP OUT
STRUCTURE

BARNWOOD GRAY WOOD STAIN

NEW ADDITION

4

SCALE: 1/4" = 1'-0"
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SCALE BAR 1/4" = 1'-0"
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NEW ADDITION

1

PLANNING RESUBMITTAL
12/21/17

2

PLANNING RESUBMITTAL
02/23/18

4

PLANNING RESUBMITTAL
04/02/18

5

PLANNING RESUBMITTAL
09/10/18

EXISTING RESIDENCE

1

CEMENT PLASTER FINISH

PREVIOUS
PROPOSAL
8'-0" PLATE
HEIGHT

1'-6"

10'-0" HEIGHT OF ADDITION

5

4

SCALE: 1/4" = 1'-0"
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SCALE BAR 1/4" = 1'-0"
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2

B

3'-0"

6'-8"

2'-10"

4'-8"

6'-8"

KOLBE HERITAGE SERIES
CASEMENT WINDOW
PAINT BLACK

GLASS TYPE

FACTORY

2'-0"

KOLBE HERITAGE SERIES
CASEMENT WINDOW
PAINT BLACK

STAIN

MANUFACTURER

PAINT

HEIGHT

WIDTH

SIZE

FINISH
NUMBER

DOUBLE

GLAZING

DOOR
GLASS TYPE

SIZE

NOMINAL HEAD
HEIGHT

WINDOW

FRAME ASSEMBLY

1

SINGLE

1

HEIGHT OF NEW ADDITION HAS
BEEN REDUCED BY 1'-0".
OUTDOOR DECK TO BE LEVEL
WITH EXISTING MAIN FLOOR OF
RESIDENCE. NEW ADDITION
PLATE HEIGHT TO BE 8'-0" A.F.F.

TYPE

'JUSTICE DESIGN'
EXTERIOR LIGHT
FIXTURE EACH
SIDE OF DOOR

(3) COAT CEM.
PLAS. o/ 1/2"
PLYWD. o/ 2
LAYERS GRADE 'D'
BUILDING PAPER.

NUMBER

BARNWOOD GRAY WOOD STAIN

5

12'-8" HEIGHT OF ADDITION

4

14'-8" HEIGHT OF ADDITION

ASPHALT SINGLE ROOF FINISH

WIDTH

HEIGHT

THK.

MANUFACTURER

16'-0"

7'-0"

-

WD.

OVERHEAD DOOR
SIGNATURE CARRIAGE
CUSTOM WOOD DOOR

102

2'-10"

6'-8"

1-3/4"

WD.

KOLBE HERITAGE SERIES
PAINT BLACK

103

PAIR OF
2'-4"

6'-8"

1-3/4"

WD.

KOLBE HERITAGE SERIES
PAINT BLACK w/ 18" SIDELITE
EACH SIDE

104

2'-8"

6'-8"

1-3/4"

WD.

KOLBE HERITAGE SERIES

105

2'-8"

6'-8"

1-3/4"

WD.

KOLBE HERITAGE SERIES

106

3'-0"

6'-8"

1-3/4"

WD.

KOLBE HERITAGE SERIES

107

PAIR OF
1'-10"

6'-8"

1-3/4"

WD.

KOLBE HERITAGE SERIES
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13'-5" PROPOSED
10'-0"

12'-8"

14'-8"

9'-0" EXISTING
FINISH FLOOR

8'-0" CLR. CEILING HEIGHT

1'-6"

6'-0" EXISTING
FENCE

REAR SETBACK IS 3FT FOR PORTIONS OF
STRUCTURE LESS THAN 15 FT IN HEIGHT

1'-6"

3'-0"
ALLOWED

PROPOSED ADDITION
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3'-8"

3'-6"

EAST PROPERTY LINE

WEST PROPERTY LINE

1

PLANNING RESUBMITTAL
12/21/17

2

PLANNING RESUBMITTAL
02/23/18

SCALE: N.T.S.
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MJM

Michael James Martin
Civil Engineering
400 Foam Street, Suite 200B
Monterey, California. 93940
Office
831.601.9818

Munro Residence
2 NW of 7th on Carmello
Carmel
California
DATE:
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Do not scale drawings. Verify dimensions
measurements and data at building or site.
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restricted to the original site for which
they were prepared.
All drawings and written material appearing
here in constitute the original and unpublished
work of MJM and the same may not be
duplicated, used or disclosed without written
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Michael James Martin Engineering
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Staff Report
October 10, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Evan Kort, Assistant Planner

Subject:

Consideration of a Concept Design Study (DS 18-289) and associated
Coastal Development Permit for the demolition of an existing residence
and construction of a new two-story single-family residence located in
the Single-Family Residential (R-1) Zoning District.

Application:
Location:
Block:
Applicant:

DS 18-289
3rd Ave 2 NW Dolores
30
Alan Lehman, Designer

APN: 010-026-018
Lot(s): 19
Property Owner: O.S.B.T. Investments

EXECUTIVE SUMMARY
The applicant is requesting approval of a Concept Design Study and associated Coastal
Development Permit to construct an 1,800 square-foot two-story residence to replace an
existing one-story single family residence.
RECOMMENDATION
Staff recommends that the Planning Commission accept the Concept Design Study (DS 18-289)
and associated Coastal Development Permit subject to the attached Findings for Concept
Acceptance (Attachment 2).
BACKGROUND AND PROJECT DESCRIPTION
The project site is a 4,000 square-foot lot currently developed with a 1,078 square-foot
residence. A Final Determination of Inedibility for the existing residence was issued on
September 10, 2018. The applicant is proposing to demolish the existing residence and
construct a new 1,600 square foot residence with a 200 square-foot detached garage.
The proposed residence is primarily comprised of vertical cedar siding and a stone veneer with
stone sourced from the Salido Quarry. The windows throughout are wood, and the pitched
roof elements are proposed to be composition shingle which the flat portions are proposed to
be rubber membrane roofing.
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DS 18-289 (OSBT)
October 10, 2018
Staff Report
Page 2 of 4

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 project site does not contain any trees; however, there is one pine tree and one oak tree
located in the public right-of-way along the front property line. The Forestry Department has
reviewed the proposal and recommends planting one lower canopy tree and one upper canopy
tree from the city’s recommended tree list. The landscape plan on Sheet A9 of the plan set
includes on upper canopy redwood and one lower canopy oak per the Forester’s
recommendation. The neighbor directly to the west has expressed issue with the location of the
proposed new redwood, stating, “[the] tree will ultimately block a tremendous amount of light
in area that gets limited light already.” A special condition of approval has been drafted
requiring the applicant to plant an upper and lower canopy tree as recommended by the
Forester.
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that
preserve reasonable privacy for adjacent properties, maintain view opportunities to natural
features, and protect and preserve the light, air and open space of surrounding properties.
Designs should protect and preserve the light, air and open space of surrounding properties,
when considered cumulatively with other buildings in the neighborhood. Incorporating tall or
bulky building elements near the property line of an adjoining site should be avoided.
The applicant reached out to neighboring property owners for feedback on the project. The
property owner directly to the east expressed concerns with the impacts associated with the
second story and was not supportive of the original proposal. The property owner to the west
stated that they were supportive of the original proposal, with the exception of the location of
the redwood tree (stated above). According to the applicant, one of the property owners to
the rear expressed privacy concerns and concerns regarding the proximity to the rear property
line.
In order to mitigate potential impacts, the applicant has made several design changes from the
original proposal which include: flipping the floor plan by relocating the two-story element from
the easterly side to the middle of the lot and increasing the distance of the residence from the
rear property line from 3 feet to 5.5 feet. The two-story element was originally set back 5 feet
from the east property line, but is now 20 feet. The two-story element is also 15 feet from the
western property line.
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The applicant has indicated that the western neighbor has expressed concern with the
relocated two-story element. In staff’s opinion, there are no significant impacts to the western
neighbor, as there is only one window on the west elevation that overlooks the western
neighbor’s roof and there is a significant distance between the two-story element and this
neighbor’s residence. It is not immediately clear if the impact with the neighbor to the rear has
been resolved by shifting the structure away from the rear property line, however, should the
issue arise, staff recommends the Planning Commission consider: reducing the size of the
windows, increasing the window height, and/or requiring the use of frosted glass.
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 proposed residence relates in terms of mass and scale to the context of other homes
nearby. 3rd Ave between Lincoln and Dolores is a short block with homes of a relatively larger
scale. The applicant has utilized recommendations provided in the design guidelines to reduce
the mass of the structure, such as: using a detached garage to reduce the overall mass of the
residence, as well as locating the primary mass of the residence away from the property lines,
and has avoided the use of uninterrupted wall planes.
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 residence is comprised of two roof forms: a cross-gabled roof for the two-story element,
and a flat roof for the one-story element and the garage. The new roof forms are proportionate
to the residence and meet the objectives of the design guidelines in respect to roofs. The
building itself does have subordinate attachments, such an oriel windows, which cover much of
the two story element on the front elevation. However, this subordinate attachment is well
integrated into the building’s architecture and is appropriate for the site.
Detached Garage Design: According to CMC 17.10.030.A.1, "To encourage variety and diversity
in neighborhood design, detached garages and carports may be authorized by the Planning
Commission within the front yard setback facing the street and within an interior side yard
setback," provided that the proposal is compliant with the following Municipal Code
requirements: 1) At least 50% of the adjacent right-of-way is landscaped, and 2) The proposed
setback encroachment would not impact significant trees.
The proposed detached garage located in the front setback will leave at least 50% of the
adjacent right-of-way landscaped, and will not impact any significant trees. Additionally, the
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garage itself is setback significantly from the edge of pavement and will not impede pedestrian
or vehicular traffic.
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 is in a natural state with a limited number of minor encroachments,
such as an irrigation system and a few small boulders. A special condition of approval has been
drafted that all encroachments shall be removed prior to final inspections.
Property Survey: The neighboring property owner to the east has brought to staff’s attention
an inconsistency between the survey provided by the applicant, and a survey performed for the
neighbor.
There does appear to be an inconsistency between the survey provide by the applicant and the
survey provided to staff by the neighbor. Staff has included special condition of approval #26,
requiring the applicant to provide a revised survey using existing monuments, as opposed to
assumed datum, to verify the location of the property lines relative to the proposed location of
the residence.
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 – Findings for Approval
Attachment 3 – Conditions of Approval
Attachment 4 – Project Plans
Attachment 5 – Public Comments
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ATTACHMENT 1
PROJECT DATA FOR A 4,000 SQUARE-FOOT SITE

*

Site Considerations
Floor Area
Site Coverage
Trees (Upper/Lower)
Ridge Height (1st/2nd)
Plate Height (1st/2nd)
Setbacks

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

Existing
1,078 SF
1,840 SF
0/0
15’6”/NA
13’/NA
Existing

Proposed
1,800 SF
555 SF
1/1
13’/21’10”
12’/18’
Proposed
0’ – Garage
20’ - Residence

Front

10’

14’

Composite Side Yard

16’8” (25%)

17’

19’4”

Minimum Side Yard
Rear

3’
15’/3’*

6’
13’

5’
15’2”/5’*

The rear setback is three feet for those portions of structures less than 15 feet in height.
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ATTACHMENT 2

FINDINGS REQUIRED FOR DESIGN STUDY ACCEPTANCE (CMC 17.64.80 and LUP Policy P1-45)
For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked "yes"
may or may not be discussed in the report depending on the issues.
Municipal Code Finding
YES NO
1. The project conforms with all zoning standards applicable to the site, or has ✔
received appropriate use permits and/or variances consistent with the zoning
ordinance.
2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.
3. The project avoids complexity using simple/modest building forms, a simple roof
✔
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character yet will not be
viewed as repetitive or monotonous within the neighborhood context.
4. As conditioned, the project is adapted to human scale in the height of its roof,
✔
plate lines, eave lines, building forms, and in the size of windows doors and
entryways. The development is similar in size, scale, and form to buildings on the
immediate block and neighborhood. Its height is compatible with its site and
surrounding development and will not present excess mass or bulk to the public or
to adjoining properties. Mass of the building relates to the context of other homes
in the vicinity.
5. The project is consistent with the City’s objectives for public and private views ✔
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.
6. The design concept is consistent with the goals, objectives and policies related to
✔
residential design in the general plan.
7. The development does not require removal of any significant trees unless
✔
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees
unless otherwise agreed upon by the City Forester.
8. The proposed architectural style and detailing are simple and restrained in
✔
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.
10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.
11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.
12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1):
1. Local Coastal Program Consistency: The project conforms to the certified Local
Coastal Program of the City of Carmel-by-the Sea.
2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.

✔
✔
✔

✔

✔
✔
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ATTACHMENT 3

DRAFT CONDITIONS OF APPROVAL
No.
Standard Conditions
1.
Authorization. This approval of Design Study (DS 18-289) authorizes the
construction of a 1,800 square foot two-story residence to replace an existing onestory single family residence. The proposed finished details include vertical cedar
trim, with stone veneer, landscape modifications, and a new grape stake
perimeter fence.
2.

3.
4.

5.

6.

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

✔

✔

✔
✔

✔

✔
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7.

8.

9.

10.

11.

12.

13.

mulch shall be evenly spread inside the dripline of all trees prior to the issuance of
a building permit.
Water Use. Approval of this application does not permit an increase in water use ✔
on the project site 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.
Modifications. The applicant shall submit in writing to the Community Planning ✔
and Building staff any proposed changes to the approved project plans prior to
incorporating changes on the site. If the applicant changes the project without
first obtaining City approval, the applicant will be required to either: a) submit the
change in writing and cease all work on the project until either the Planning
Commission or staff has approved the change; or b) eliminate the change and
submit the proposed change in writing for review. The project will be reviewed for
its compliance to the approved plans prior to final inspection.
Exterior Lighting. Exterior lighting shall be limited to 25 watts or less ✔
(incandescent equivalent, i.e., 375 lumens) per fixture and shall be no higher than
10 feet above the ground. Landscape lighting shall be limited to 15 watts
(incandescent equivalent, i.e., 225 lumens) or less per fixture and shall not exceed
18 inches above the ground. All fixtures shall be shielded and down facing.
Skylights. All skylights shall use non-reflective glass to minimize the amount of N/A
light and glare visible from adjoining properties. The applicant shall install skylights
with flashing that matches the roof color, or shall paint the skylight flashing to
match the roof color.
Stone Facades. 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. Prior to the full installation of stone during
construction, the applicant shall install a 10-square foot section on the building to
be reviewed by planning staff on site to ensure conformity with City standards.
Unclad Wood Frame Windows. The applicant shall install unclad wood framed ✔
windows. Windows that have been approved with divided lights shall be
constructed with fixed wooden mullions. Any window pane dividers, which are
snap-in, or otherwise superficially applied, are not permitted.
Indemnification. The applicant agrees, at his or her sole expense, to defend, ✔
indemnify, and hold harmless the City, its public officials, officers, employees, and
assigns, from any liability; and shall reimburse the City for any expense incurred,
resulting from, or in connection with any project approvals. This includes any
appeal, claim, suit, or other legal proceeding, to attack, set aside, void, or annul
any project approval. The City shall promptly notify the applicant of any legal
proceeding, and shall cooperate fully in the defense. The City may, at its sole
discretion, participate in any such legal action, but participation shall not relieve
the applicant of any obligation under this condition. Should any party bring any
legal action in connection with this project, the Superior Court of the County of
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14.

15.
16.
17.

18.

19.

20.

21.

Monterey, California, shall be the situs and have jurisdiction for the resolution of
all such actions by the parties hereto.
Driveway. The driveway material shall extend beyond the property line into the
public right of way as needed to connect to the paved street edge. A minimal
asphalt connection at the street edge may be required by the Superintendent of
Streets or the Building Official, depending on site conditions, to accommodate the
drainage flow line of the street.
Volume Study. This project is subject to a volume study.

✔

✔
Variance. Approval of this Design Study shall be valid only with approval of a N/A
Variance.
Hazardous Materials Waste Survey. A hazardous materials waste survey shall be ✔
required in conformance with the Monterey Bay Unified Air Pollution Control
District prior to issuance of a demolition permit.
Storm Water Drainage Plan. The applicant shall include a storm water drainage ✔
plan with the working drawings that are submitted for building permit review. The
drainage plan shall include applicable Best Management Practices and retain all
drainage on site through the use of semi-permeable paving materials, French
drains, seepage pits, etc. Excess drainage that cannot be maintained on site may
be directed into the City’s storm drain system after passing through a silt trap to
reduce sediment from entering the storm drain. Drainage shall not be directed to
adjacent private property.
Archaeological Report. An archaeological reconnaissance report shall be prepared ✔
by a qualified archaeologist or other person(s) meeting the standards of the State
Office of Historic Preservation prior to approval of a final building permit. The
applicant shall adhere to any recommendations set forth in the archaeological
report. All new construction involving excavation shall immediately cease if
materials of archaeological significance are discovered on the site and shall not be
permitted to recommence until a mitigation and monitoring plan is approved by
the Planning Commission.
Cultural Resources. All new construction involving excavation shall immediately ✔
cease if cultural resources are discovered on the site, and the applicant shall
notified the Community Planning and Building Department within 24 hours. Work
shall not be permitted to recommence until such resources are properly evaluated
for significance by a qualified archaeologist. If the resources are determined to be
significant, prior to resumption of work, a mitigation and monitoring plan shall be
prepared by a qualified archaeologist and reviewed and approved by the
Community Planning and Building Director. In addition, if human remains are
unearthed during excavation, no further disturbance shall occur until the County
Coroner has made the necessary findings as to origin and distribution pursuant to
California Public Resources Code (PRC) Section 5097.98.
Truck Haul Route. Prior to Building Permit issuance, the applicant shall provide for ✔
City (Community Planning and Building Director in consultation with the Public
78

DS 18-289 (OSBT Investments)
October 10, 2018
Draft Conditions of Approval
Page 4 of 4

22.

23.

24.
25.
26.

Services and Public Safety Departments) review and approval, a truck-haul route
and any necessary temporary traffic control measures for the grading activities.
The applicant shall be responsible for ensuring adherence to the truck-haul route
and implementation of any required traffic control measures.
USA North 811. Prior to any excavation or digging, the applicant shall contact the
appropriate regional notification center (USA North 811) at least two working
days, but not more than 14 calendar days, prior to commencing that excavation or
digging. No digging or excavation is authorized to occur on site until the applicant
has obtained a Ticket Number and all utility members have positively responded
to the dig request. (Visit USANorth811.org for more information)
Conditions of Approval. All conditions of approval for the Planning permit(s) shall
be printed on a full-size sheet and included with the construction plan set
submitted to the Building Safety Division.
Special Conditions
Trees. One lower canopy tree and one upper canopy tree from the city’s
recommended tree list shall be planted on the site.
Right-of-Way. Public right-of-way encroachments shall be removed prior to final
inspection.
Survey. The applicant shall provide a revised survey using existing monuments,
opposed to assumed datum, to verify the location of the property lines relative to
the proposed location of the residence.

✔

✔

✔
✔
✔

*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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0

5

SCALE 1/8" = 1'-0"

10

20 feet

SITE PLAN - PROPOSED

0

5

SCALE 1/8" = 1'-0"

10

20 feet

A2
OSBT 3RD AND DOL DDV1
81

REVISIONS

6'-7 5/8"

14'

16'

DRAWN BY
ALAN LEHMAN

CRAWL SPACE
(LESS THAN 60" CLEAR)

CRAWLS SPACE ACCESS FROM ABOVE

33'-6 13/16"

1'

CRAWL SPACE
(LESS THAN 60" CLEAR)

27'

FOUNDATION PLAN, FENCE
DETAILS

20'-3 5/16"

4'-10"

9'-3 1/2"

10'-1"

PROPERTY LINE

info @
lehmandesignstudio.com

ph 831.747.4718

45'-6"

15'-6"

NOTE: FENCE ON STREET SIDE MAX. 48"
HIGH
CEDAR SPLIT PALING FENCE BOARDS,
.5" - 1" RANDOM SPACING

2'-9"

GRADE

12

PROPOSED FENCE SIMILAR TO EXISTING
2 1/4

WOOD SIDING AND TRIM (PAINT)

3'-2"

0
14'-5 9/16"

13'

15'-6"

18'

5

FENCE ELEVATION

20'

20'-9 11/16"

NOTE: FENCE HEIGHT 48" MAX. IN 15'
FRONT YARD SETBACK

PROPERTY LINE

2"

PROPERTY LINE

3'-8"

20 feet

5'-7 5/8"

STONE SIDING AT WALLS AND CHIMNEY

GARAGE
SLAB ON GRADE

10

SCALE 1/4" = 1'-0"

3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

2'-9"

6'-0"

13'-3 1/2"

10'-4 5/16"

8'-3"

5'-6"

72" MAX.

OSBT New Residence

PROPERTY LINE
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14'-5 9/16"

26453 mission fields road
carmel CA 93923

10/2/18

1

10'

7/25/2018

SHEET
GARAGE/FOUNDATION FLOOR PLAN

0

SCALE 1/4" = 1'-0"

5

10

20 feet

FENCE IMAGE (SIMILAR )

A3
OSBT 3RD AND DOL DDV1
82

10'

20'

1'-6"

12

2'-4"

FIRST FLOOR PLAN
8'-4"

13'

0

2 1/4

2'-4"

5

SCALE 1/4" = 1'-0"
STONE SIDING
AT WALLS AND CHIMNEY
15'-6"

3'-2"

GARAGE

10
0
5

9'-6"

12'-4"

10

5'-8 1/2"

UP

LIVING/DINING

4'-6"

46'-6"

20 feet

20 feet

6"

WINDOW SEAT
WOOD SIDING AND TRIM (PAINT)

2'-4"

6'-3 1/2"

MASTER BATH
5'-7" 1'-6"
DN

3'-8 3/8"

MASTER BDRM

BALCONY

8'-4"
2'-4"

4'
15'

13'
31'-7"

18'

SECOND FLOOR PLAN
SCALE 1/4" = 1'-0"

FLOOR PLANS

19'-7"

13'-11 1/2"

KITCHEN

8'-3"

LAUNDRY
2'-11 1/2"

OVEN

5'
SET BACK
5'-1 5/8"

31'-7"
12'

18'-7"

info @
lehmandesignstudio.com

26453 mission fields road
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ph 831.747.4718

5'-7 11/16"

SET BACK

5'-6"

1'-4"

9'-7 1/2"

WINDOW SEAT

1'-6"

1'-6"

BEDROOM 1

16'

33'-6 1/2"

6'

1'-6"

14'

14'-6 1/2"

4'-9 1/2"

14'-4 5/8"

5'-8"

5'-5 1/2"

12'-7"

7'-10 1/2"

1'-6"

4'-6"

13'

6'-6"

1'-11"

W/D

7'-0 1/2"

2'-3 3/8"

4'-9 1/2"

3'-10"

BEDROOM 2

5'-6"

11'-8"

10'-1 1/2"

10'-4"

2'-9"

5'-2 1/4"

2'-4 1/2"

1

3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

/2 "

2'-4 1/2"

66'-7 3/16"

OSBT New Residence

81

10'-7"

12'-10"

18'-11"

2 '-

1'-6"

27'

2nd STOREY SET BACK

15'

15'-6"

WINDOW SEAT

2 1/2"

1'-4"

DW

14'-5 9/16"

BATH 2

3'-1 9/16"
BATH 1

60'
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REVISIONS
10/2/18

REF.

DRAWN BY
ALAN LEHMAN

7'-7"

OPEN BELOW

3'-7"

1'-4"

7/25/2018

SHEET

A4

OSBT 3RD AND DOL DDV1
83

METAL GAURDRAIL AND INFILL AT BALCONY

12
WOOD SIDING (PAINT)

12
5 1/2

5 1/2

RIDGE
20'-9" ASF (117.75')

3'-10 1/2"

WOOD FASCIA AND TRIM (PAINT)

20'-9"

1'-8"

TOP OF SUB FLOOR
9'-2" ASF (106.16')

2ND FLR. TOP PLATE
16'-10 1/2" ASF (113.875')

7'-8 1/2"

WOOD WINDOWS AND TRIM (PAINT)

10"

1ST. FLR. TOP PLATE -A
8'-4" ASF (105.33')

1ST FLR. TOP PLATE - B
11'-4" ASF (108.25')

8'-4"

GARAGE RIDGE
6'-4" ASF (103.33')

DRAWN BY
ALAN LEHMAN

8'

GARAGE TOP PLATE
5'-6" ASF (102.5')

info @
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EPDM ROOFING AT LOW SLOPE ROOF AREAS

26453 mission fields road
carmel CA 93923

ASPHALT COMPOSITION ROOFING

ph 831.747.4718

STONE SIDING AT WALLS AND CHIMNEY

10/2/18

1

21'-10 5/16" TO GRADE MAX.

P.V. SOLAR PANELS

8'-10"

TOP OF SUB FLOOR
0'-0" ASF (97.0)
TOP OF SLAB
-2'-6" ASF (94.5')

SOUTH ELEVATION
SCALE 1/4" = 1'-0"

EXISTING BUILDING LINE WITH
VOLUME OF CRAWL SPACE CUT
1

12

2ND FLR. TOP PLATE
16'-10 1/2" ASF (113.875')
STONE SIDING AT WALLS AND CHIMNEY

LIVING/KITCHEN RIDGE
12'-2" ASF (109.2')
LIVING/KITCHEN TOP PLATE
11'-4" ASF (108.33')

GARAGE TOP PLATE
5'-6" ASF (102.5')

1
EXISTING GRADE LINE AT
BUILDING LINE IN FOREGROUND

TOP OF SUB FLOOR
0'-0" ASF (97.0)
TOP OF SLAB
-2'-6" ASF (94.5')

EAST ELEVATION

0

5

SCALE 1/4" = 1'-0"

10

20 feet

0

5

10

20 feet

3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

LESS THAN 18' GRADE TO TOP PLATE

GARAGE RIDGE
6'-4" ASF (103.33')

RIDGE
20'-9" ASF (117.75')

WOOD SIDING AND TRIM (PAINT)

OSBT New Residence

2 1/4

EXTERIOR ELEVATIONS

STONE CLAD MASONRY PLANTER

21'-8 5/16" +/- (LESS THAN 24' MAX.)
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SHEET

A5
OSBT 3RD AND DOL DDV1
84

REVISIONS

12

5 1/2

5 1/2

info @
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ph 831.747.4718

12

2ND FLR. TOP PLATE
16'-10 1/2" ASF (113.875')

1ST FLR. TOP PLATE - B
11'-4" ASF (108.25')

TOP OF SUB FLOOR
9'-2" ASF (106.16')

DRAWN BY
ALAN LEHMAN

1ST. FLR. TOP PLATE-A
8'-4" ASF (105.33')

SCALE 1/4" = 1'-0"

EXTERIOR ELEVATIONS

TOP OF SUB FLOOR
0'-0" ASF (97.0)

NORTH ELEVATION

12
2 1/4

WOOD SIDING AND TRIM (PAINT)

STONE SIDING AT WALLS AND CHIMNEY

12
2 1/4

WOOD SIDING AND TRIM (PAINT)

2ND FLR. TOP PLATE
16'-10 1/2" ASF (113.875')
EXISTING BUILDING LINE WITH
VOLUME OF CRAWL SPACE CUT

STONE SIDING AT WALLS AND CHIMNEY

EXISTING GRADE LINE AT
BUILDING LINE IN FOREGROUND

TOP OF SUB FLOOR
9'-2" ASF (106.16')
1ST. FLR. TOP PLATE
8'-4" ASF (105.33')

GARAGE RIDGE
6'-4" ASF (103.33')
GARAGE TOP PLATE
5'-6" ASF (102.5')

TOP OF SUB FLOOR
0'-0" ASF (97.0)

3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

RIDGE
20'-9" ASF (117.75')

OSBT New Residence
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RIDGE
20'-9" ASF (117.75')

26453 mission fields road
carmel CA 93923

10/2/18

1

TOP OF SLAB
-2'-6" ASF (94.5')

WEST ELEVATION

0

5

10

7/25/2018

20 feet

SCALE 1/4" = 1'-0"

SHEET
0

5

10

20 feet

A6
OSBT 3RD AND DOL DDV1
85

REVISIONS

info @
lehmandesignstudio.com

ph 831.747.4718
FIRST FLOOR LEVEL
(1180 S.F.)

DRAWN BY
ALAN LEHMAN
FIRST FLOOR LEVEL
(1180 S.F.)

5 1/2 : 12

ROOF PLAN, FLOOR LEVEL MAPS

0 : 12

ASPHALT COMPOSITION EPDM MEMBRANE
ROOFING
ROOFING

1/4 : 12

4 : 12

EPDM MEMBRANE
ROOFING

5 1/2 : 12

1/4 : 12

4 : 12

SECOND FLOOR LEVEL
(420 S.F.)
SOLAR PANEL ZONE
ASPHALT COMPOSITION
ROOFING

ASPHALT COMPOSITION
ROOFING

SECOND FLOOR LEVEL
(420 S.F.)

1/4 : 12

2 1/4 : 12

5 1/2 : 12

BALCONY
5 1/2 : 12

5 1/2 : 12

SOLAR PANEL ZONE
EPDM MEMBRANE
ROOFING
ASPHALT COMPOSITION
ROOFING
CHIMNEY

OVERLAY OF LEVELS

BUILDING OUTLINE SHOWN DASHED

EPDM MEMBRANE
ROOFING

BALCONY
(83 S.F.)

EPDM MEMBRANE
ROOFING

BALCONY
(83 S.F.)

1/4 : 12
BUILDING OUTLINE SHOWN DASHED

GARAGE
(200 S.F.)
GARAGE
(200 S.F.)

1/4 : 12

3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

OVERLAY OF LEVELS

OSBT New Residence
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26453 mission fields road
carmel CA 93923

10/2/18

1

7/25/2018
0

ROOF PLAN

0

SCALE 1/4" = 1'-0"

5

10

20 feet

FLOOR LEVEL MAPS

5

10

0

SHEET

20 feet

5

10

SCALE 1/8" = 1'-0"

20 feet

A7
OSBT 3RD AND DOL DDV1
86

STREET ELEVATION,
PERSPECTIVE VIEWS

0

PERSPECTIVE STREET VIEWS
5
10
20 feet
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1

3rd 2 NW of Dolores, Carmel CA 93921
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STREET ELEVATION
SCALE 3/16" = 1'-0"

7/25/2018

SHEET

A8

OSBT 3RD AND DOL DDV1
87

101

101

4

4

1

4

5

5

NEW 15 GAL.
REDWOOD
TREE

100

4

96

1

99

3
5
5

98
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RDWD

4

26453 mission fields road
carmel CA 93923

5

10/2/18

1

5

5

ph 831.747.4718

5

4

5

4

100

PLANTING LEGEND
BARK PATH

3

4

BUXUS SEMPERVIRENS

THYMUS SERPYLLUM

99
97

DRAWN BY
ALAN LEHMAN

LAVANDULA HETEROPHYLLA

98

FESTUCA ARUNDINACEA

EXTERIOR WALL SCONCE
LANDSCAPE NOTES

96
BARK PATH

97
4

5

1. REMOVE ALL IVY FROM SITE
2. ONLY DRIVEWAY AND APRON IN THE PUBLIC RIGHT OF WAY
3. TYPICAL GROUND COVER SHALL BE WOOD CHIP TYPE BARK,
NATURAL COLOR

4
4

4
3
1

2
3
2

5

96

5

101

96

4

95

LANDSCAPE AND LIGHTING PLAN

IRIS DOUGLASIANA

1

3
2

95

100

1

12
2 1/4
BARK PATH

4

96

4

WOOD SIDING AND TRIM (PAINT)

4

1

OAK

NEW 15 GAL.
COAST LIVE
OAK TREE

1

1

94
93

99

91

STONE SIDING AT WALLS AND CHIMNEY
EXISTING OAK TREE

90

EXISTING PINE TREE

EXTERIOR PATH LIGHT

98
95

LIGHTING LEGEND

PLANTING LEGEND

N

97
94

1

BUXUS SEMPERVIRENS

2

THYMUS SERPYLLUM

3

LAVANDULA HETEROPHYLLA

4

IRIS DOUGLASIANA

PATH LIGHT

1

WALL SCONCE

OSBT New Residence

92
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4

BARK PATH
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REVISIONS

7/25/2018
5

FESTUCA ARUNDINACEA

SHEET
LANDSCAPE NOTES

96

93

LANDSCAPE PLAN

0

5

SCALE 1/4" = 1'-0"

10

20 feet

1. REMOVE ALL IVY FROM SITE
2. ONLY DRIVEWAY AND APRON IN THE PUBLIC RIGHT OF WAY
3. TYPICAL GROUND COVER SHALL BE WOOD CHIP TYPE BARK,
NATURAL COLOR

LIGHTING NOTES
1. ALL EXTERIOR LIGHTING SHALL BE ON PHOTO AND MOTION
DETECTORS.
2. MAX BULB WATTAGE 20W- SCONCES, 15W- PATH LIGHTS
3. EXTERIOR LIGHTING SHALL BE DARK SKY COMPLIANT

A9
OSBT 3RD AND DOL DDV1
88

3D EXTERIOR ELEVATION TEMPERED

NUMBER QTY FLOOR SIZE

R/O

3D EXTERIOR ELEVATION TEMPERED

REVISIONS
10/2/18

W03

W04

W05

W06

W07

W08

1

2

2

1

1

1

1

1

2

1

2

1

2

1986FX 22 5/16"X103"

2040FA 25"X49"

2040FA 25"X49"

2626DC 31"X31"

2626FX 31"X31"

2626SC 31"X31"

4020DC 49"X25"

4040DC 49"X49"

5050DC 61"X61"

DOUBLE CASEMENT-LHL/RHR

YES

W11

1

2

5050DC 61"X61"

DOUBLE CASEMENT-LHL/RHR

YES

W12

1

2

5050FX 61"X61"

FIXED GLASS

YES

FIXED GLASS

DOUBLE AWNING-T

YES

info @
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2

1

1

ph 831.747.4718

W02

1

1

DRAWN BY
ALAN LEHMAN

DOUBLE AWNING-T

W13

1

1

5316FX 63 5/8"X19"

FIXED GLASS

W14

1

2

7026TC 85"X31"

TRIPLE CASEMENT-LHL

W15

1

1

8886TC 104 15/16"X103"

TRIPLE CASEMENT-LHL/RHR

W16

2

1

5050DC 61"X61"

W17

2

2

2626DC 31"X31"

DOUBLE CASEMENT-LHL/RHR

WINDOW SCHEDULE

W01

W10

FIXED GLASS

SINGLE CASEMENT-HR

YES

DOUBLE CASEMENT-LHL/RHR

YES

DOUBLE CASEMENT-LHL/RHR

YES

DOUBLE CASEMENT-LHL/RHR

DOUBLE CASEMENT-LHL/RHR

YES

OSBT New Residence
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3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

R/O

WINDOW SCHEDULE
EGRESS DESCRIPTION
COMMENTS

26453 mission fields road
carmel CA 93923

NUMBER QTY FLOOR SIZE

WINDOW SCHEDULE
EGRESS DESCRIPTION
COMMENTS

7/25/2018

W18
W09

2

1

5026DC 61"X31"

1

1

2676FX 31"X91"

DOUBLE CASEMENT-LHL/RHR

NOTE:
1. WINDOWS BY SIERRA PACIFIC
2. ALL WOOD WINDOWS AND TRIM (PAINT)

FIXED GLASS

YES

SHEET

A10
OSBT 3RD AND DOL DDV1
89

R/O

DESCRIPTION

THICKNESS

COMMENTS

3D EXTERIOR
ELEVATION

NUMBER LABEL QTY FLOOR SIZE

R/O

DESCRIPTION

THICKNESS

COMMENTS

3D EXTERIOR
ELEVATION

REVISIONS
10/2/18

2068

1

1

2068 L IN

26"X82 1/2"

HINGED-CCR100
SOLID

1 3/8"

D11

3068

1

1

3068 L IN

38"X82 1/2"

HINGED-CCR100
SOLID

1 3/8"

1 3/8"

D12

3068

1

2

3068 R

74"X82 1/2"

POCKET-CCR100
SOLID

1 3/8"

HINGED-CCR100
SOLID

1 3/8"

D13

3068

1

2

3068 R IN

38"X82 1/2"

HINGED-CCR100
SOLID

1 3/8"

D02

2648

1

1

2648 R IN

HINGED-UNDER
32"X58 15/16" STIARS DOOR
DOLORES

D03

2068

1

1

2068 R IN

26"X82 1/2"

ph 831.747.4718

D01

2668

1

2

2668 R IN

D05

2668

1

2

D06

2668

1

D07

3068

D08

D09

32"X82 1/2"

EXT. HINGED-ARI
S2RS 6'8"

1 3/4"

4068 L/R IN 50"X82 1/2"

DOUBLE HINGEDCCR100 SOLID

1 3/8"

4068 L IN

SLIDER-CCR100
SOLID

1 3/8"

4070 L/R EX 50"X87"

EXT. DOUBLE
HINGED-GLASS
PANEL

1 3/4"

1

5080 L/R EX 62"X99"

EXT. DOUBLE
HINGED-GLASS
PANEL

1 3/4"

1

8070

GARAGE-GLASS
PANEL

1 3/4"

HINGED-GLASS SLAB 1/2"

D14

3680

1

1

3680 L EX

2668 L/R IN 32"X82 1/2"

DOUBLE HINGEDCCR100 SOLID

1 3/8"

D15

4068

1

1

2

2668 L

62"X82 1/2"

POCKET-CCR100
SOLID

1 3/8"

D16

4068

2

1

1

1

3068 R

74"X82 1/2"

POCKET-CCR100
SOLID

1 3/8"

D17

4070

1

2

3068

1

1

3068 R IN

38"X82 1/2"

HINGED-CCR100
SOLID

1 3/8"

D18

5080

1

2668

2

1

2668 R IN

32"X82 1/2"

HINGED-CCR100
SOLID

1 3/8"

D19

8070

1

43"X97"

50"X82 1/2"

98"X87"

3rd 2 NW of Dolores, Carmel CA 93921
APN 010-128-016

D04

DOOR SCHEDULE

DRAWN BY
ALAN LEHMAN

OSBT New Residence
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NUMBER LABEL QTY FLOOR SIZE

WINDOW SCHEDULE

DOOR SCHEDULE

26453 mission fields road
carmel CA 93923

DOOR SCHEDULE

7/25/2018

SHEET
D10

2668

1

1

2668 L EX

32"X83"

EXT. HINGED-GLASS
1 3/8"
PANEL

NOTE:
1. EXTERIOR DOORS BY SIERRA PACIFIC OR CUSTOM WOOD DOORS
2. ALL WOOD DOORS AND TRIM (PAINT)

A11
OSBT 3RD AND DOL DDV1
90

6'-0 5/16"

SCALE 1/4" = 1'-0"

18'-8"
10'-5"
20'

NORTH ELEVATION
SCALE 1/4" = 1'-0"

0

4'
26'-5"

0

EXISTING FLOOR PLAN
SCALE 1/4" = 1'-0"
5
10
5
10

WEST ELEVATION

EXISTING PLAN AND
ELEVATIONS

SCALE 1/4" = 1'-0"

DN

20 feet
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1

3rd 2 NW of Dolores, Carmel CA 93921
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18'-8"

8'-11 1/2"

6'-1 13/16"

SOUTH ELEVATION

OSBT New Residence

27'-6"

18'-8"
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EAST ELEVATION
DRAWN BY
ALAN LEHMAN

SCALE 1/4" = 1'-0"
7/25/2018

49'-1"

SHEET

20 feet

A12

OSBT 3RD AND DOL DDV1
91

OPAQUE GLASS WITH PAINTED METAL
FRAME AT GARAGE DOOR, FROSTED
GLASS

SHERWIN WILLIAMS - CAVIAR TRIM COLOR

SPLIT PALING CEDAR FENCE
WHITE MOUNTAIN SELECT FLAG STONE
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1
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VERTICAL CEDAR SIDING (STAINED)
MATERIALS AND COLORS

STONE VENEER (SALIDO QUARRY)

OSBT New Residence

ph 831.747.4718
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Attachment 5

Public Correspondence Document 1 of 2
Adjacent Property Owner to East
Evan Kort <ekort@ci.carmel.ca.us>

Re: DS 18-289 (OSBT Investments) - 3rd Ave 2 NW of Dolores
Marcus Hibser <mhibser@hy-arch.com>
Mon, Oct 1, 2018 at 1:27 PM
To: Evan Kort <ekort@ci.carmel.ca.us>
Cc: "Kelly Tabor (katabor71@yahoo.com)" <katabor71@yahoo.com>, "mhibser@gmail.com" <mhibser@gmail.com>

Mr. Kort,

As I indicated to Marc in my email over the weekend, the designer of the house has been discussing the various issues
with us as we hope to able to work this out amicably with him prior to the hearing. However in the interest of
making sure the planning department has all of the informa on ahead of me I am a aching a document highligh ng
the issues raised by the proposed development.

The primary issue with the proposed house is that the 2-story por on comes within 5’ of the property line. At that
loca on, and at that eleva on, it will block most of the natural light coming into the windows of our living room and
will block most of the light, and loom over, our small (and primary) outdoor pa o. This is not necessarily apparent in
the drawings, partly because the focus is on the development and not our house (naturally) but also because I believe
there are some errors in the documents.

We have suggested to the designer to simply ﬂip the house and put the 2-story por on on the western edge of their
property. While I realize there may be other concerns or issues related to this change, only moving the mass of the
second story westward by a considerable amount will relieve the impact to our property.

We do truly appreciate Alan Lehman trying to work with us and we do not want to undermine his eﬀorts and
process. If we can work this out amongst ourselves then that would be best for all of us, but I didn’t want to come
out at the last minute in case we couldn’t come to an agreement.

We are currently planning to come to the hearing and would love to be able to walk the commission through our
house to see the issues ﬁrsthand. What me would they be at the house do you think?

Thank you for looking at this and for your me.

Marcus Hibser, AIA, LEED AP

HIBSER YAMAUCHI Architects, Inc.
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Staff Report
October 10, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Marnie R. Waffle, AICP, Senior Planner

Subject:

Consideration of a Combined Concept and Final Design Study (DS 18-295)
and associated Coastal Development Permit for additions to an existing
residence located on Mission Street 4 northeast of Vista Avenue in the
Single-Family Residential (R-1) Zoning District.

Application:
Location:
Block:
Applicant:

DS 18-295
Mission St 4 NE of Vista Ave
5.5
William Mefford, Architect

APN: 010-111-012
Lot(s): 12
Property Owner: Jon Borden

EXECUTIVE SUMMARY
The applicant is requesting approval of a combined Concept and Final Design Study and
associated Coastal Development Permit to construct a 347-square-foot addition at the rear of
the residence and enclose an existing 217-square-foot carport into a garage at the front of the
residence. The entire interior and exterior of the residence will be remodeled including a new
standing seam metal roof, and new unclad wood windows and doors. Existing site coverage will
be reduced to the maximum 556 square feet allowed. The project is located on Mission Street 4
northeast of Vista 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 18-295) 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 1,251-square-foot one-story residence with a 217square-foot, attached carport. The property is 4,000 square feet in size and contains six trees,
including one significant Monterey Pine. A Final Determination of Historic Ineligibility was
issued on July 19, 2018.

95

DS 18-295 (Borden)
October 10, 2018
Staff Report
Page 2 of 4

The applicant is proposing to construct a 347-square-foot single story addition at the rear of the
residence for a new master bedroom and bathroom and a new 127-square-foot deck. The
existing 217-square-foot carport would become an enclosed single car garage. Other
modifications include replacing the composition shingle roof with a standing seam metal roof;
adding a gable roof over the front entry and framing the entry with stone; replacing the brick
veneer on the front elevation with board and batten; and, replacing all aluminum windows with
unclad wood windows. The total square footage of the residence would be 1,800 square feet
which is the maximum allowed.
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 six trees one of which is a significant Monterey Pine. A moderately significant
18” Monterey Pine is proposed for removal and a tree removal application has been submitted
for review by the City Forester. The Forester does not recommend planting 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.
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 carport that is set back 15 feet from the front
property line and 2.5 feet from the side lot line. The driveway is finished with gravel. Enclosing
the carport would not change the footprint or add floor area; the space would continue to be
used to satisfy the parking requirement for one, parking space. The applicant is requesting to
maintain a gravel driveway. Gravel that is currently located in the City right-of-way would be
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replaced with asphalt. The width of the driveway at the right-of-way would be 9 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 addition are both one-story and maintain low,
horizontal building form. The residence is 12’-7.5” in height, with the exception of a new gable
roof at the front entry which would be 14’-4.5”. The maximum permitted building height for a
one-story residence is 18’. The property slopes from front to back resulting in a plate height of
9’ at the front elevation and 10’-6.5” at the rear. The maximum permitted plate height is 12’.
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 addition and enclosure of the carport would maintain this simplicity. On the front
elevation, the low 2:12 pitch gable roof over the carport would be modified to a side gable to
match the north side of the residence. A new 8:12 pitched gable roof centered on the front
elevation would define the front entry. Residential Design Guideline 8.4 encourages roof forms
that are in proportion to the scale of the building. Moderately pitched roofs (4:12 to 6:12) are
preferred. Guideline 7.6 states that “grand entry” designs should be avoided as well as any
design treatment that produces a top heavy appearance. The Planning Commission might
consider whether the roof pitch at the front entry should be lowered.
Site Coverage: Existing site coverage includes a gravel driveway, a brick walkway at the front of
the residence and a concrete paver patio on the north side of the residence. The applicant is
proposing to reduce the size of the gravel driveway by 68 square feet; remove the existing brick
walkway; reduce the size of the concrete paver patio by 114 square feet; and, replace the
concrete pavers with sand set pavers. A new 127-square-foot deck would be constructed at the
rear of the residence. The total amount of site coverage would by 556 square feet (the
maximum permitted) with only 53 square feet being impermeable.
Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining
an informal open space character of the right-of-way; maintaining trees and natural vegetation;
and, designing parking areas to reinforce the forest image.
The City right-of-way is attractively landscape and in a natural state. Existing encroachments
include a loose rock border around the landscaped areas and a gravel driveway. All right-of-way
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encroachments will be removed as part of the project. With the application of conditions of
approval, the proposed project meets the objectives of maintaining the informal character of
the street.
Finish Details: The exterior wall cladding would be board and batten painted white with a
stacked stone veneer at the front entry. Residential Design Guideline 9.4 discourages details
that appear to be applied as superficial elements and discourages the application of special
materials to just the street façade. The Planning Commission might consider whether the
application of stone veneer at the front entry appears superficial or non-structural. If stone is
used, Condition of Approval No. 12 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 existing composition shingle roof would be replaced with standing seam metal in ‘Slate
Gray’. Residential Design Guideline 9.8 discourages the use of metal roofs; however, the
Planning Commission has approved metal roofs when it is appropriate to the architectural style
of the residence. The Planning Commission might consider whether ‘Slate Gray’ is appropriate
for the design or whether an earth tone color should be selected.
All windows would be replaced with new unclad wood windows painted light gray. Refer to
Attachment 7 for material samples.
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 347-squarefoot addition is less than 50 percent of the existing 1,251-square-foot residence.
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 – Color Rendering
Attachment 7 – Material Specifications
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ATTACHMENT 1

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

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

Existing
1,468 SF
865
2/4
12’-6”
10’
Existing
15’
4’-9”
1’-1”
NA
30’-6”

Proposed
1,800 SF
556
1/3
14’-4 ½”
10’-6 ½”
Proposed
No Change
No Change
No Change
NA
13’

*The rear setback is three feet for those portions of structures less than 15 feet in height.
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ATTACHMENT 3

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.

✔
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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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ATTACHMENT 4

CONDITIONS OF APPROVAL
No.
1.

2.

3.
4.

5.

6.

Standard Conditions
Authorization. This approval of Design Study (DS 18-090) authorizes the
demolition of an existing, one-story 1,825-square-foot single family
residence with attached garage and the construction of a new, two-story
2,692-square-foot single family residence with attached garage in the R-1
Single Family Residential District as depicted in the plans prepared by Adam
Jeselnick Architect dated received by Community Planning & Building on
August 22, 2018, unless modified by the conditions of approval contained
herein.
Codes and Ordinances. The project shall be constructed in conformance
with all requirements of the R-1 zoning district. 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.
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.
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% droughttolerant; 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.
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.
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

✔

✔

✔
✔

✔

✔

104

DS 18-295 (Borden)
October 10, 2018
Conditions of Approval
Page 2 of 5

7.

8.

9.

10.

11.

(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.
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.
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. 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.
Setback and Height Certifications. A State licensed surveyor shall survey
and certify the following in writing:
• The footing locations for conformance with the approved plans prior
to footing/foundation inspection;
• The roof height for conformance with the approved plans prior to
roof sheathing inspection.
Written certifications prepared, sealed and signed by the surveyor shall be
provided to the building inspector at the time of the specified inspections.
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. The manufacturer’s specifications, including illumination
information, for each exterior light fixture shall be included in the
construction drawings submitted with the building permit application.
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

✔

✔

✔

✔

✔
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12.

13.

14.

15.

16.

darkness. The manufacturer’s specifications for the skylights and skylight
shades shall be included in the construction drawings submitted with the
building permit application.
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. The masonry patter shall be clearly identified in the construction
drawings submitted with the building permit application.
Unclad Wood Frame Windows. The applicant shall install unclad wood
windows. Windows that have been approved with divided lights shall be
constructed with true divided lights. Any window pane dividers, which are
snap-in, or otherwise superficially applied, are not permitted. The
manufacturer’s specifications for the windows shall be included in the
construction drawings submitted with the building permit application.
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.
Driveway. The driveway material shall extend beyond the property line into
the public right of way as needed to connect to the paved street edge. A
minimal asphalt connection at the street edge may be required by the
Superintendent of Streets or the Building Official, depending on site
conditions, to accommodate the drainage flow line of the street. The
driveway material and asphalt connection shall be clearly identified on the
construction drawings submitted with the building permit application. If a
driveway is proposed to be sand set a dimensioned construction detail
showing the base material shall be included in the construction drawings.
Volume Study. This project is subject to a volume study.

✔

✔

✔

✔

✔
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17.
18.

19.

20.

21.

22.

Variance. Approval of this Design Study shall be valid only with approval of N/A
a Variance.
Hazardous Materials Waste Survey. A hazardous materials waste survey ✔
shall be required in conformance with the Monterey Bay Unified Air
Pollution Control District prior to issuance of a demolition permit.
Storm Water Drainage Plan. The applicant shall include a storm water ✔
drainage plan with the working drawings that are submitted for building
permit review. The drainage plan shall include applicable Best Management
Practices and shall retain all drainage on-site through the use of semipermeable paving materials, French drains, seepage pits, etc. Excess
drainage that cannot be maintained on-site may be directed into the City’s
storm drain system after passing through a silt trap to reduce sediment
from entering the storm drain. Drainage shall not be directed to adjacent
private property.
Archaeological Report. An archaeological reconnaissance report shall be N/A
prepared by a qualified archaeologist or other person(s) meeting the
standards of the State Office of Historic Preservation prior to approval of a
final building permit. The applicant shall adhere to any recommendations
set forth in the archaeological report. All new construction involving
excavation shall immediately cease if materials of archaeological
significance are discovered on the site and shall not be permitted to
recommence until a mitigation and monitoring plan is approved by the
Planning Commission.
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.
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.
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23.

24.

25.

26.

27.
28.
29.

USA North 811. Prior to any excavation or digging, the applicant shall
contact the appropriate regional notification center (USA North 811) at
least two working days, but not more than 14 calendar days, prior to
commencing that excavation or digging. No digging or excavation is
authorized to occur on site until the applicant has obtained a Ticket
Number and all utility members have positively responded to the dig
request. (Visit USANorth811.org for more information)
Conditions of Approval. All conditions of approval for the Planning
permit(s) shall be printed on a full-size sheet and included with the
construction plan set submitted to the Building Safety Division.
Special Conditions
City Right-of-Way Encroachments. The applicant shall remove the loose
rock border that encroaches into the City right-of-way prior to final
Planning inspection. Additionally, gravel is not a permitted driveway
material within the right-of-way and shall be removed.
Drainage Plan. Provide a drainage plan that meets the requirements of the
City's drainage guidance, SOG 17-07. At a minimum, new and replaced
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. Drainage plan shall include information on drainage from new
impervious areas, semi-pervious areas and retaining wall drains.
Best Management Practices (BMP) Form. A completed BMP Tracking form
will need to be submitted with the Building Permit Application.
Semi-Permeable Paving Surfaces. Provide cross-section details for semipermeable surfaces.
Erosion and Sediment Control Plan. Provide an erosion and sediment
control plan that includes locations and installation details for erosion and
sediment control BMPs, material staging areas, and stabilized access with
Building Permit application.

✔

✔

✔

✔

✔
✔
✔

*Acknowledgement and acceptance of conditions of approval.

______________________________
Property Owner Signature

___________________________
Printed Name

__________
Date

Once signed, please return to the Community Planning & Building Department.
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Stacked Stone Veneer
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
October 10, 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 Concept and Design Study (DS 18-292) and associated
Coastal Development Permit for demolition of an existing residence and
construction of a new two-story residence. The project site is located in the
Single-Family Residential (R-1) Zoning District on North Camino Real, 2 SW of
2nd Avenue.

Application:
Block:
Location:
Applicant:

DS 18-252
APN:
010-241-002
MM
Lots:
33 & south 15' of 35
nd
North Camino Real, 2 SW of 2 Avenue
Samuel Pitnick, Architect
Property Owner: Kasey and Carrie Li

Executive Summary
The applicant is proposing to demolish the existing residence and construct a new 2,307 squarefoot, 2-story residence and single-car attached garage. The residence will be flat-roofed, and
contemporary in style with grey-painted stucco and black and brown-grey vertical and horizontal
wood siding, and aluminum windows. Additionally, the applicant will construct a new 357.5 squarefoot wood deck at the north side yard, and a spaced concrete paver driveway at the south side yard
leading to the garage.
Recommendation
Accept the Concept Design Study (DS 18-292) and associated Coastal Development Permit for the
construction of a new residence, subject to the attached Findings and Conditions.
Background and Project Description
The property is 5,502 square feet in size and is developed with a 1,467-square-foot, split level
residence that is single-story at the front and two-story at the rear. The existing residence has
board-and-batten and stucco siding, wood windows and a low-pitched, front-gabled roof clad with

115

DS 18-252 (Li)
October 10, 2018
Staff Report
Page 2

wood shake. The applicant has submitted a proposal to demolish the existing residence and
construct a new 2,307 square-foot, 2-story residence and single-car attached garage. The residence
will consist of a 1,912 square-foot lower floor, a 241-square-foot garage, and a 151.4 upper floor.
The residence will have a contemporary architectural style with grey-painted stucco siding,
aluminum windows, and a flat Metacylics roof with grey gravel ballast top coat to create the
appearance of a tar-and-gravel roof. The applicant is also proposing to construct a new 357.5
square-foot wood deck at the north side yard, and a spaced concrete paver driveway at the south
side yard leading to the garage.
The applicant is proposing to install three new skylights on the main level of the residence;
including one 3’-10” x 3’-10” skylight at the master bathroom on the northeast portion of the roof
and two smaller 1’-10” x 1’-10” skylights on the northeast portion of the roof, one over the master
bathroom and master closet. The plans note that all skylights will have solar shading and shall use
non-reflective glass as noted on the window schedule on sheet A2 of the plans. New doors and
windows will be aluminum clad in a ‘dark bronze’ color.
Staff has scheduled this application for conceptual review. If the Commission has concerns
regarding the finish materials, they may comment on these at the Concept hearing as well.
Staff analysis
Forest Character: Residential Design Guidelines 1.1 through 1.4 state “existing significant upper
canopy and understory trees should be preserved”, “Locate new construction to minimize impacts
on established trees”, “Protect root systems of all trees to be preserved”, and maintain “a forested
image on the site.” In addition, it is the policy of the City Forestry Department that new
construction should be at least six feet from significant trees.
The forest character of this street consists of mostly upper-canopy trees which allows residences to
be more readily visible under the tall canopies. Per the Preliminary Sight Assessment (PSA)
prepared in April 2018, the subject property contains 3 trees, none of which are rated significant.
The applicant is proposing the removal of one non-significant holly tree from the northeast side
yard. Staff has drafted a condition of approval that the applicant shall submit a tree removal permit
prior to building permit submittal.
The City Forester is requiring the planting of one upper-canopy tree on the property in order to
comply with the City’s tree density requirements. The applicant has proposed to plant a 15-gallon
Monterey cypress tree behind the garage at the south side yard of the residence. The neighboring
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property owner across the street has submitted a letter objecting to the proposed location of the
upper-canopy tree, stating that as the tree grows, it will obscure the portion of the view shed that
has been left open over the garage. Staff has drafted a condition requiring that, prior to final
review, the applicant shall work with staff and the neighbor on alternate locations for the tree that
are less impactful to the view.
Finally, the applicant is proposing to install a wood deck in the north side yard approximately 1 foot
from an existing moderately-significant multi-trunk coast live oak tree. Staff has drafted a
condition of approval that the applicant shall ensure that the footing for the deck and stairway on
either side of the oak tree shall be located at least 6 feet back from the tree.
Privacy: Residential Design Guideline 5.1 requires that designs, “Organize functions on a site to
preserve reasonable privacy for adjacent properties. Locate windows and balconies such that they
avoid overlooking active indoor and outdoor use areas of adjacent properties. Screen patios,
terraces and service areas.”
The applicant is proposing to construct a new 357.5 wood deck that will be 3.5 feet from the north
property line and 1’-4” above grade at the east end and 7 feet from the property line and 3’-9”
above grade at the west end. The neighboring property owner to the north, Ann Golson, submitted
a letter to staff, included as Attachment 7, stating that her initial concerns regarding the height of
the proposed deck and height of the fence between the two properties had been resolved through
working with the architect regarding the design. The architect responded to Ms. Golson's initial
concerns, (included as Attachment 8), by proposing to plant podocarpus bushes between the deck
and the north fence line in addition to the previously-proposed 6-foot-high horizontal board fence
on the Li’s property.
In regard to the south neighbor, there are two windows in bedroom and bathroom #2 located near
to the property line that may be partially visible above the fence. Additionally, staff recommends
that a lower-canopy tree or shrubs be planted at the south property line to shield the 14-foot span
of kitchen windows. Staff has drafted a condition of approval reflecting this recommendation. In
regard to the neighbor to the west, the proposed loft will have a relatively large 9’ x 5’ window and
a 4’ x 5’ window that will face west. The second-story loft is proposed to be approximately 56 feet
back from the rear west property line. Staff has not received any communication from the west
neighbor and does not anticipate any privacy impacts to the west neighbor from the current
design.
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Views: 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.”
Staff has received a letter of concern from Howard Leach, the neighboring property owner to the
east, directly across Camino Real, regarding a potential impact to his ocean view resulting from the
project (refer to Attachment 6). Mr. Leach's property currently enjoys a narrow filtered ocean view
that runs through the applicant’s property. It should be noted that the Mr. Leach has submitted
plans to the City for the demolition of his residence and the construction of a new two-story
residence, which will be considered at the next Planning Commission meeting.
Staff visited Mr. Leach's residence to assess potential ocean view impacts to the residence. The
introduction of the second story loft will partially obstruct the ocean view from the first floor of Mr.
Leach's existing residence, however, the impact may not rise to the level of being significant. Staff
is unable to evaluate what the potential impact will be to Mr. Leach’s proposed new residence (see
Attachment A for an elevation drawing). The Planning Commission will have the opportunity to visit
the project site as well as the neighboring properties during the Tour of Inspection to evaluate view
impacts, and should consider whether any design modifications should be made.
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 “a human scale in its basic forms.” Design Guideline
7.2 advises to “avoid long, uninterrupted wall planes.” Residential Design Guideline 4.0
recommends coordinating open space with adjacent sites and distributing open space "around a
building to provide a visual separation from adjacent structures...and avoid the appearance of
crowding. More open space should be provided along side yards when buildings on adjacent
properties are located close to the joint property line.” (See depiction of recommended design in
Attachment 2).
Residences on the west side of the street in this neighborhood are primarily split-level, appearing
single-story from the street with sufficient space for a lower floor below, following the slope of the
land. While 93% of the mass of the project is located on the main floor, the residence will have an
overall higher profile since a second-story loft element will be added. The second story addition
upholds Carmel's emphasis on modest design as the loft is only 19.5 feet in height, which is 4.5 feet
lower than the 24-foot maximum. Additionally, the second story element is located in the center of
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the residence, 19 feet back from the south property and 22.5 feet back from the north property
line to avoid locating tall second-story walls near property lines. The residence employs a slab-ongrade, stepped design, as recommended by the City's Design Guidelines, since the main floor
consists of three separate levels that step down to follow the grade. The highest point of the first
story is approximately 16 feet, which is a lower roof height than the original residence. Finally, the
residence is broken into numerous smaller building elements which helps to reduce its mass.
The neighboring property owner to the south, Paul Dal Bello, contacted staff and submitted a letter
expressing his concern regarding the proposal's potential to constrain views of open space from his
lot (see Attachment 9). Please note that the non-conforming plate heights referred to in Mr. Dal
Bello's letter of concern were for the initial July 5th submittal of the plans. The plans were revised
and re-submitted on September 17th and they reflect a reduction of the upper- and several lowerfloor plate heights. This project now conforms with the maximum plate height of 18 feet for 2nd
story elements and 12 feet for first story elements as measured to grade.
One issue staff identified is that the first-story garage and bedroom on the south elevation are
proposed to be located 3.5 feet from the property line. This residence proposes modest first-story
roof heights; however, when located only 3.5 feet from the south property line, the height of the
garage and bedroom #2 can appear over-sized. The front 39 feet of the project site has been left
open along the south property line which provides a visual separation between the two residences;
however, open space areas have not been coordinated between the properties. Staff has drafted a
condition of approval that the Commission require bedroom and bathroom #2 on the first floor to
be shifted to the north to provide more open space views to Mr. Dal Bello's property.
Neighborhood Compatibility: The City's Residential Design Guidelines 9.0 state objectives to,
"Promote a diversity of architectural styles that are also compatible with the village-in-a-forest
context, promote simplicity in building design, promote buildings that are in scale, and continue the
use of "natural" building materials."
Residential Design Guideline 9.1 states that, "Diversity of architectural styles is encouraged. A new
building should be different in style from buildings on nearby and abutting properties. A design that
creates individual character while also maintaining compatibility with the character of the
neighborhood, is encouraged. A design that incorporates innovation and the use of skilled
workmanship is encouraged."
The proposed residence will be the first on this block to have a contemporary architectural style
consisting of simple, stucco and wood board building forms with flat roofs. Please see Attachment
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5 for the architect’s discussion as to the appropriateness of the contemporary design to the
streetscape.
All three neighboring property owners expressed concern in their letters regarding the
compatibility of the contemporary-style residence with the style and character of the more
traditional residences in this neighborhood (see Attachments 6, 7, and 9 for letters from each
neighbor). The Residential Design Guidelines state an objective of promoting diversity in
architectural character while also respecting the character of the neighborhood and the context of
the site. In staff’s opinion, the project, as conditioned, is appropriate for the character of the block
because it consists of simple, low building forms that follow the slope of the land. The proposal is
also integrated with the forest landscape as it meets the City’s tree density requirements and uses
natural vegetation as privacy screening.
Additionally, the proposed garage appears subordinate to the residence as it will be located slightly
below grade and 39 feet back from the front property line. The garage door is proposed to be
aluminum with a dark grey finish and will blend with the color and materials of the residence.
Finally, the driveway is proposed to be composed of spaced concrete pavers interspersed with
vegetation, enabling it to blend with the forest context of the site. In staff's opinion, the residence’s
building form is consistent with intent of the City's Design Guidelines.
Finish Details: Design Guideline 9.4 states, “Architectural details should appear to be authentic,
integral elements of the overall building design concept.” Design Guideline 9.5 encourages the use
of natural materials such as wood in conjunction with stucco. Design Guideline 9.8 states, “Roof
materials should be consistent with the architectural style of the building and with the context of
the neighborhood."
The residence will feature three siding styles including grey stucco, black-painted vertical wood
siding and grey-brown-painted horizontal wood siding. Windows and doors will be aluminum- clad
with a dark bronze finish. While the City does not typically review the color of residential buildings,
in staff’s opinion, the proposed grey and black paint colors do not evoke natural earth tones as
suggested by the Design Guidelines. However, the colors are not intended to appear utilitarian, but
rather are used to complement the contemporary architectural style of the residence. If the
Commission has a concern about the dark colors of the proposal, it can require the applicant to
choose a different color or shade of paint.
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Site Coverage: Per Municipal Code Section 17.10.030.C, site coverage shall be limited to a
maximum of 22 percent of the base floor area allowed for the site. In addition, if at least 50
percent of all site coverage on the property is made of permeable or semi-permeable materials, an
additional amount of site coverage of up to four percent of the site area may be allowed. The
project site is 5,502 square feet, thus, the total amount of site coverage may be 508 square feet
plus 220 square feet (4 percent of 5,502), since 50 percent of coverage is permeable for a total of
728 square feet of allowable site coverage. The project plans propose 712 square feet of site
coverage. The proposed residence meets the requirements of the Municipal Code.
Fencing: Existing fencing on the property is grape-stake and varies in height between 4.5 feet in
height and spaced along the south property line to 5.5 and solid following the natural slope of the
land at the north property line. The applicant is proposing a new fence entirely on the Li’s property
that will be grey-brown horizontal wood fencing that will be 4 feet in the front yard setback and 6’
high along the side and rear yards. Since this fence will be 6 feet in height and most of the
neighboring fences are less than 6 feet, this fence will likely be visible over neighbors’ existing
grapestake fences.
Air Conditioning Unit: According to CMC 17.28.020, air conditioning systems “shall be located,
shrouded, muffled or otherwise treated to control noise to protect the use and enjoyment of
neighboring properties and the public. All such installations shall be limited to a noise emission
standard of 60 db as measured at the property boundary.”
Typically, staff does not permit air conditioning units to be located in narrow side yards. Staff had
drafted a condition of approval that the applicant shall submit the decibel level information for the
proposed unit and relocate the unit a sufficient distance from property lines such that it will meet
the decibel level requirements, providing noise shrouding if necessary.
Alternatives: Staff has included findings that the Commission can adopt if the Commission accepts
the overall design. However, if the Commission does not support the design, or does not support
the conclusion submitted by Staff, then the Commission could continue the application with
specific direction given to the applicant/staff.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 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
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residence does not present any unusual circumstances that would result in a potentially significant
environmental impact.
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Li Residence Project Data Table

PROJECT DATA FOR A 5,502 SQUARE-FOOT SITE
Site Considerations

Allowed

Existing

Proposed

Floor Area

2,310 sf (41.98%)

1,467 sf (26.6%)

2,307 sf (41.93%)

Site Coverage

728 sf (13.2%)

Trees

3 Upper /1 Lower
(recommended)

–
0 upper /

712.5 sf (12.9%)
1 upper/ 3 lower (The
applicant is proposing to
remove one non-significant
holly tree in the northeast side
yard and plant one new
Western redbud in the front
yard).

3 lower

Ridge Height (1st/2nd flr) 18’/24’

–

16’-3”/19’-6”

Plate Height (1st/2nd flr)

12’/ 18’

–

12’/18’

Setbacks

Minimum Required

Existing

Proposed

Front

15’

17’-8”

15’-3”

Composite Side Yard

13’-9” (25%)

26’

15'-10" (28.7%)

Minimum Side Yard

3’

12' (north side)

3’-10” (north side)

13’-7” (south side)

3’-6” (south side)

32’-8”

5'-8” (building in rear setback
is 14’-10” on north elevation
and 13’-8” on south elevation)

Rear

15’ (3’ allowed if
bldg. height not over
15’)
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Attachment 2 – Site Photographs

Li Residence Site Photographs

East Front Elevation

South Side Elevation
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South Side Elevation and Neighboring Property to the South

North Side Elevation
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North Side Elevation and Neighboring Property to the North

West Rear Elevation
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Neighboring Property to the West

Neighboring Property to the East
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New Proposed Design for the East Neighbor’s Residence Currently In Review by the Planning
Department

View of the Proposed Project from the East Property’s Front Porch
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View of the Proposed Project from the East Property’s Front Porch on a clear day

View from the east property’s front windows on the north side of the residence on a clear day
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Close-up view (using zoom camera lens) from the east property’s front windows on the north
side of the residence on a clear day

Image from the Residential Design Guidelines depicting the coordination of open space
between properties
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE
For each of the required design study findings listed below, staff has indicated whether the
concept plans submitted support adoption of the findings. For all findings checked "no" the staff
report discusses the issues to facilitate decision-making by the Planning Commission. Findings
checked "yes" may or may not be discussed in the staff report depending on the issues.
CMC Section 17.68.040.A – Concept Phase Approval Findings
YES
NO
1. The project conforms with all zoning standards applicable to the site, or has
✔
received appropriate use permits or variances consistent with the Zoning Ordinance.
2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on-site and in the public right-of-way that is
characteristic of the neighborhood.
3. The project avoids complexity using simple building forms, a simple roof plan and
✔
a restrained employment of offsets and appendages that are consistent with
neighborhood character yet will not be viewed as repetitive or monotonous within
the neighborhood context.
4. The project is adapted to human scale in the height of its roof, plate lines, eave
✔
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the vicinity.
5. The project is consistent with the City’s objectives for public and private views
✔
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.
6. The design concept is consistent with the goals, objectives and policies related to
✔
residential design in the general plan.
7. The development does not require removal of any significant trees unless
✔
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are set back a minimum of six feet from significant trees.
CMC Section 17.64.010.B - Coastal Development Permit Findings
YES
NO
1. Local Coastal Program Consistency: The project, as described in the application
✔
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.
2. Public access policy consistency: The project is not located between the first
✔
public road and the sea, and therefore, no review is required for potential public
access.
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Recommendations/Draft Conditions
No.
1.
2.

3.
4.
5.
6.

The applicant shall submit a tree removal permit for the removal of the nonsignificant holly tree at the northeast side yard prior to building permit submittal.
Prior to final Planning Commission review, the applicant shall work with staff and
the neighbor on alternate locations for the required upper-canopy tree that are
less impactful to the view.
The applicant shall ensure that the footing for the deck and stairway on either
side of the oak tree shall be located at least 6 feet back from the base of the tree.
The applicant shall plant adequate vegetation to shield the 14-foot span of
kitchen windows on the south elevation of the residence.
The applicant shall shift bedroom and bathroom #2 on the first floor to the north
to provide more open space views to the neighbor to the south.
The applicant shall submit the decibel level information for the proposed air
conditioning unit and relocate the unit a sufficient distance from property lines
such that it will meet the decibel level requirements, providing noise shrouding if
necessary.

132

ATTACHMENT 5

133

134

135

ATTACHMENT 6

136

137

138

-- Forwarded message -From: Judy Tollner <judy@carmelrealtycompany.com>
To: Tony Lombardo <tony@alombardolaw.com>
Cc: Alec Leach
Bee:
Date: Wed, 1 Aug 2018 16:42:08 +0000
Subject: Camino Real 2 SW of 2nd [via Limilabs]

From: judy@carmelrealtycompany.com
Sent: 7/14/2018 2:06:09 AM
To: samuelpitnick@gmail.com
Cc: Alec Leach
Subject: Camino Real 2 SW of 2nd
Hi Samuel...
Thank you for meeting with my client, Alec Leach, his architect Richard Rhodes, and myself, Alec's
Realtor Thursday to review the plans for the Li's new house directly across the street, we greatly
appreciate it. A bit of history follows which I believe is extremely important, and I emphasize
extremely important for all to know with the substantial investments both the Li's and Alec have
made and are further investing in their Camino Real properties, both non-historic and being
demolished.
As mentioned, Alec purchased Camino Real 3.5 SE of 2nd in November for $1.6M, from my
previous client Peter Loewy, a developer, former owner of Teles Properties who purchased in
October for $1.1M that he planned to spec, hence why Alec paid more vs Peter ultimately building
to suit for Alec. Both were off market sales and both parties purchased for the spectacular ocean
views and location the property offers.
While I was obviously impressed with your modem design as a new architect, I immediately shared
when you showed us the plans with the 16'x13' 2nd story loft (that looks like a large look out tower
in my opinion, no offense intended), to provide an ocean view for the Li's, this 2nd story loft would
indeed block Alec's amazing ocean views, which of course, as his agent and friend, is beyond
disappointing to say the least. Besides Alec's ocean views, which you couldn't see due to the
overcast summer day, I showed you several breathtaking sunsets from Alec's front rooms over the
Li's taken when I rented the property, which the 2nd story loft would block. Needless to say, Alec
would not have purchased the property if your designed house was built. Furthermore, I doubt
Peter would have purchased the property to spec. Again, both parties purchased because of the
ocean view lot which was their main criteria.
Alec also purchased an Easement from the original owner of his cottage Rohr (that sold to Peter),
who owns the pink house to the North of Alec's, also with ocean views over the Li's property that I
am familiar with. There was a Confidentiality Agreement, therefore I cannot disclose the purchase
price of the Easement, however I can let you know it was in excess of $100,000. I share this with
you and the Li's to further demonstrate Alec's investment to-date in his Camino Real ocean view
property. The Easement is for continued use of the existing Carmel stone walkway on the north
side of his cottage for access to his backyard. As you may have noticed when you put the letter on
Alec's front door recently (your first time on his property as you stated), it looks like one large
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ATTACHMENT 7

ANN GARBARINI GOLSON
POST OFFICE BOX 1402
ROSS, CALIFORNIA 94957

Carmel Planning & Building Department
Attn: Ms. Catherine Tarone
PO Box Drawer G
Carmel-by-the-Sea, CA 93921

1 October 2018
Dear Ms. Tarone:
Thank you for your letter of September 26, 2018. We are the neighbors at the SW Corner of
Camino Real and 2nd Avenue which borders the above proposed redevelopment project. We have
received plans for the property from the architect, Mr. Samuel Pitnick and have reviewed them.
I would like to begin by thanking Mr. Pitnick, for his very proactive approach as they complete
the plans for the proposed Li Family residence. Although I’m sure construction will bring many
challenges, his attitude to date has been very helpful and transparent; he should be commended
for this.
For the last several weeks we have been in communication about a number of concerns. Some of
these were clarifications on points which were not initially clear to us; others were genuine
concerns. Most of our concerns have been resolved through modification to the plans and mutual
agreement, including guarantees on further development, the height of the deck and our joint
fence.
We remain concerned about the effects of the development on our mature trees which have root
systems which stretch across our property lines. We understand Mr. Pitnick has met with the
City Forester about my trees specifically and we have been assured monitoring will occur during
the building process to identify and prevent damage to these trees.
Our only remaining concern remains the very modern style of the new house which we believe
could be out of place for our otherwise traditional neighborhood. We understand architectural
design styles change over time and in particular, we fully embrace the use of as much natural
light as possible. We recognize the Li Family has the right to select whatever style they would
like and that the current house is in poor condition, it is just a pity that from our understanding of
the plans it will not blend with the old styles of the neighborhood as well as the existing home
does.
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Thank you for your assistance in this matter. If you have any questions, please do not hesitate to
contact us at the above address.
Sincerely,

Ann Garbarini Golson, Trustee

Eric Bernard Golson, Trustee
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PO Box 22412, Carmel, CA 93922
(t) 831.241.1895 (e) samuelpitnick@gmail.com (w) samuelpitnick.com

ATTACHMENT 8

Ann Golson
P.O. Box 1402
Ross, CA 94957
Re: Li Residence, Camino Real 2 S.W. of 2nd Avenue

July 30, 2018

Dear Ms. Golson,
Thank you for taking the time to review the proposed drawings and renderings for the
Li’s new home on Camino Real. The Li’s and I have had a chance to review your letter and
would like to provide you with the following responses in regards to your questions:
1. Camino Real, and Carmel as a whole, has a diverse range of architectural styles. While
traditionally one might picture Carmel full of ‘storybook cottages’ if you look closer there
are many great examples of contemporary architecture found throughout the town, many
that are award winning and have stood there for decades.
The immediate neighborhood along Camino Real has a mix of homes - traditional,
Mediterranean, Spanish, Ranch, etc. as well as a variety of roof styles including flat,
gabled, and hipped roofs. I don’t believe anyone could chose one style to define this
neighborhood.
The Li’s proposed home utilizes many common materials found throughout other Carmel
houses including vertical and horizontal wood siding, stucco siding, and wood decking.
One advantage of proposing flat roofs, in lieu of steeply pitched roofs, is that it keeps the
overall mass and height of the home down which in turn helps to preserve views that the
neighborhood currently enjoys out towards the ocean.
2. The proposed living room and deck are at an elevation that is almost 2’ lower than the
existing home’s living room. The Li’s goal is not to have a view onto your property but
instead towards their own back yard. As part of the proposed landscape plans we are
going to be planting a lower garden area that both the deck and living room will look
down onto. Part of the reason we are proposing a new 6 foot high fence between the two
properties is to help maintain privacy. There also appears to be plenty of existing foliage
that should further block views across both properties.
Carmel’s zoning code does not allow us to build a fence tall enough to completely block
views into your yard and so while a person standing at the edge of the proposed deck
might be able to see portions of your property, most often the deck and living room will
be enjoyed from a seated position in which case you would not be able to see over the
side yard fence.
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3. The proposed 6 foot high side yard fence would be a simple design using vertical boards
and would not be the same as the proposed front yard fence as pictured on Sheet G1.0.
Our goal would be to provide a new fence that affords the same, if not more, privacy the
two adjacent properties currently enjoy.
We would welcome a meeting with you to discuss possible design solutions that would
not alter the character of your property. We are also willing to leave your fence as is and
build a new fence completely on the Li’s property if ultimately you would rather not make
any modifications. The Li’s were simply offering to put in a brand new shared fence if this
is something you would consider.
We also understand that in some areas your existing fence may not be 6 feet high. You
bring up concerns about privacy and views from the Li’s home onto yours. The Li’s share
the same sentiment and so we are proposing a taller fence, what code will allow, in order
to mitigate these views and concerns.
4. The proposed finishes on the north side of the Li’s new home, which faces your property,
include horizontal wood siding in a gray/brown finish, vertical wood siding in a darker
black finish, and gray stucco. The proposed deck will also be constructed out of wood
which will be a lighter brown color. We have samples of these materials which we are
happy to share with you.
We believe that these darker finishes will help the house to blend in with the surrounding
site and foliage. A much lighter color home tends to draw the eye and contrast too much.
A darker house will be much less impactful when seen from your property. The low
profile of the house will ultimately allow an abundance of natural light in between the
properties which will be far more effective than utilizing light colored building materials.
5. There is an existing Holly Tree at the northeast corner of the Li’s property that we are
proposing to remove. No other trees will be removed. There is some foliage on the Li’s
property along the north of the site that may be removed during the course of
construction however we will not remove any foliage that is not on the Li’s property.
Proper protection will be put in place to ensure that all trees and foliage to remain are
not damaged during construction. We are happy to meet with you if there are specific
areas you have concerns over and discuss strategies for protection.
6. We are not aware either of any easements on your property or the Li’s property. The
existing home has three bedrooms and two bathrooms, and the proposed home will
have three bedrooms and three bathrooms. Occupancy is what would increase usage
and volume but by keeping the number of bedrooms the same we keep the usage the
same. At this time we do not believe any upgrades would be required to the sewage
lines. The Li’s may wish to replace sections of the existing line on their own property,
depending on what condition we find them in, but this work would not have any impact to
the surrounding properties.
7. The existing site coverage is well in excess of what the City currently allows. It also has
a lot of impervious asphalt areas that create drainage issues. As part of the proposed
project we are bringing the new site coverage into conformance and introducing
permeable materials including spaced wood decks, mulched walkways, and a planted
driveway. These surfaces will allow water to more easily be absorbed back into the
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ground preventing run off and drainage issues. Drains from the new roofs will be tied into
a drywell at the Southwest corner of the property which will contain the water on their
property and allow it to percolate back into the ground.
The City has provided us with requirements for keeping all water on the property and not
allowing it to impact the neighboring properties.
8. The City has very particular standards when it comes to developing within certain
proximity of trees and the proposed design follows these guidelines. As part of the
Preliminary Site Assessment, that was conducted by the Planning Department earlier
this Summer, the Assistant City Forester visited the site and provided specific
recommendations including areas where no development could occur. The proposed
design adheres to these recommendations.
9. During the demolition phase of the existing house all waste and materials generated will
be placed in large dumpsters and regularly transported to the appropriate waste and
recycling centers. The demolished material will not be left lying around the site for
extended periods of time nor will it be stacked up next to adjacent properties. Following
these measures should ensure that any existing termites will be contained and not
spread to the neighbors.
10. The Li’s have no objections with your future plans to redevelop your property, trusting
that your design is within the zoning requirements set forth by the City. Everyone should
enjoy the opportunity to build on their property to better suit their individual needs.
As we mention in item #2, it is not the Li’s goal to enjoy views of your property or
landscaping but instead their own.
The Li’s would be happy to provide written assurances that they wouldn’t object to future
development. We would kindly ask however that you do the same and provide us with a
letter indicating that your concerns have been addressed and you have no issues or
objections to our proposed project.
We look forward to hearing back from you and hope that our responses will provide you with
enough information to address your concerns. We would also welcome a meeting on site to
discuss the fence and foliage you have brought up in your letter.

Sincerely,

Samuel Pitnick, Architect

CC: Kasey & Carrie Li, Carmel City Planning Department
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ATTACHMENT 9
Catherine Tarone <ctarone@ci.carmel.ca.us>

Fwd: REF: LEE Residence : Camino Real 2SW 2ND
Paul DB Marshall <>
To: ctarone@ci.carmel.ca.us

Tue, Oct 2, 2018 at 12:44 PM

---------- Forwarded message --------From: Paul DB Marshall <>
Date: Tue, 2 Oct 2018 at 12:26
Subject: REF: LEE Residence : Camino Real 2SW 2ND
To: <c.tarone@ci.carmel.ca.us>

Untitled 40.pdf
Dear Catherine/Carmel By The Sea Planning Commission,
I am the owner of APN 010-241-003-000; 3 SW 2ND Camino Real which is the sole parcel directly
adjacent to the Lee's Southern lot line.
Upon my July 5 receipt of the subject plans, i enlisted both my Real Estate Attorney and a highly regarded
Local Architect to initiate a review and conduct proper due diligence as it relates to relevant legal issues
(obstruction of significant views, concurrent constraints for future development of my parcel) and an in
depth architectural review of the design/footprint/lot line placements as they relate to The City of Carmel
Planning Guidelines currently in effect.
In the interest simplicity and time, I have attached for your review the architectual analysis and
comments regarding specific issues relating to these plans although I believe to date, some changes have
been made relating to (miscalculated) plate heights.
I have in addition, also taken the additional step of providing photographs from the interior of my
property presenting various vantages and perspectives, in an effort to provide accurate visual reference
points, and highlight, my concerns in three distinct areas.
1) Design Compatibility
2) Boxed-In Neighbors
3) Private Views
In each of these areas, I am of the position that the proposed plan runs contrary and is in conflict to
specific tenets of The Carmel Planning Guidelines and will, directly and irrevocably alter both
the neighborhood, directly impact my parcel (currently but also in any future development), as well as
impact all other parcels in proximity either on lot lines or individual neighbors that face front, rear, or
axial quadrants to this site.
Moving forward, i wish to engage fully in this ongoing planning process in a spirit of community, good will,
and cooperation as this serves to facilitate this process rather than promote individual agendas, stylistic
preferences or personal tastes. Should you require any additional information, access to my parcel to view
first hand the impacts, or another request, please feel free to contact me at any time.
I appreciate your time and attention on this matter and the opportunity to convey my concerns, and I
thank you for this conduit for expressing my objections to this proposal.
Respectfully Yours,
Paul M Dal Bello
APN 010-241-003-000
2 attachments
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ATTACHMENT 10

October 3, 2018

Via US Mail & E-Mail: ctarone@ci.carmel.ca.us
City of Carmel-by-the-Sea Planning Division
Attn: Catherine Tarone, Assistant Planner
P.O. Box Drawer CC
Carmel-by-the-Sea, CA 93921
Re: Li Residence, Camino Real 2 SW of 2nd Street

Dear Ms. Tarone,
This office represents Kasey and Carolyn Li, the owners of the property located at Camino
Real 2 SW of 2nd Street. As you are aware, their proposed project is scheduled for hearing before
the Planning Commission on October 10, 2018. I am writing this letter to address a couple areas
of concern with objections to this project, specifically the shared ocean view and contemporary
design.
The purpose of design review is set forth in Chapter 17.58 of the City Code for Carmelby-the-Sea. It states the intent is to encourage residential design that respects the privacy and
private views of neighboring properties and that maintain a tradition of architectural diversity. As
explained below, this project fits with the intent of the Code.
The design of this project has received an objection from one neighbor regarding the shared
ocean view. My clients carefully considered the impact that a second story would have on the
views and privacy of their neighbors and went with a design that purposely kept the second story
small at only 150 square feet instead of a large addition to maximize their ocean view. They chose
to locate the second story behind a tree and towards the center of the lot so that the second story
would not impose on the south and north neighbors. My clients have been as considerate as
possible to address the shared view in their design and have presented a design with the most
minimum impact possible to that view.
Two neighbors raised objections over the contemporary style of the design, however the
flat roof actually keeps the second story lower in height and helps lessen any impact to the shared
ocean view. The City Code encourages diverse residential design and recognizes the architectural
diversity within the City of Carmel-by-the-Sea. The neighborhood that this property is located in
has diverse architectural styles and is not solely comprised of cottages. The design of this project
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Re: Li Residence, Camino Real 2 SW of 2nd Street
10/3/2018
Page 2
fits with the neighborhood and City and is consistent with diverse design encouraged by the City
Code.
We hope that the Planning Commission understands that my clients have been as respectful
as possible to all their neighbors with this design. They have been proactive in reaching out to
neighbors and addressing concerns to the extent possible in advance of this hearing. This project
as designed should be approved and is consistent with design encouraged by the Code of Carmelby-the-Sea.

Thank you,
Hudson Martin Ferrante Street
Witten & DeMaria PC

Kristin DeMaria
Kristin DeMaria
Partner

176

ATTACHMENT 11

177

178

179

180

181

182

183

184

185

186

187

188

189

190

191

192

193

194

195

196

197

CITY OF CARMEL-BY-THE-SEA
Planning Commission Staff Report
October 10, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Marnie R. Waffle, AICP, Senior Planner

Subject:

Consideration of a Concept Design Study (DS 18-304) and associated
Coastal Development Permit for additions to an existing residence
located at the southeast corner of San Antonio and 7th Avenue in the
Single-Family Residential (R-1) Zoning District.

Application:
Location:
Block:
Applicant:

DS 18-304
SE Cor. San Antonio & 7th
T
Craig Holdren, Architect

APN: 010-268-012
Lot(s): 2 & 4
Property Owner: Brian & Sandra Berris

EXECUTIVE SUMMARY
The applicant is requesting approval of a Concept Design Study and associated Coastal
Development Permit for the demolition of an existing 488-square-foot guesthouse and the
construction of additions totaling 975 square feet. The interior and exterior of the residence
would also be remodeled including a new composition shingle roof, horizontal beveled lap
siding, a stone veneer wainscot and new wood windows. Existing site coverage would be
reduced by 1,699 square feet. The project is located at the southeast corner of San Antonio and
7th Avenue in the R-1 Single Family Residential District.
RECOMMENDATION
Staff recommends that the Planning Commission accept the Concept Design Study (DS 18-304)
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 2,347-square-foot two-story residence with
attached garage. A 488-square-foot detached guesthouse is also located on the property. The
lot is 8,000 square feet in size and contains a total of 3 trees (two Pittosporum and one Holly). A
Final Determination of Historic Ineligibility was issued on August 10, 2018.
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The applicant is proposing to demolish the 488-square-foot guesthouse and construct additions
totaling 975 square feet including a new, attached two-car garage that would be accessed from
7th Avenue. The existing two-car garage (accessed from San Antonio) would become underfloor
space with a new kitchen above. The expanded residence would be 2,960 square feet. The
maximum permitted floor area is 2,960 square feet.
Staff has scheduled this application for conceptual review. The primary purpose of this meeting
is to review and consider site planning, privacy and views, and 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 three trees, none of which are on the City’s recommended tree list. The three
trees include a two Pittosporum and one Holly. The Pittosporum have been rated moderately
significant and the Holly not significant. The City Forester is recommending that one upper and
one lower canopy tree be planted on-site. 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; maintain view opportunities to natural
features; locate buildings so they will not substantially block views enjoyed by others; locate
major building masses to maintain some views through the site from other properties; and,
keep the mass of a building low in order to maintain views over the structure. Views from
public ways as well as views through properties are considered important views to be
protected.
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 a 362-square-foot attached two-car garage fronting on San
Antonio Street. The applicant is proposing to convert the area to under floor space by
constructing a new retaining wall where the garage door is currently located and adding
approximately 70 cubic yards of dirt to raise the existing grade. The new underfloor space
would be less than 5 feet in height and would no longer be counted as floor area. A new
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attached, two-car garage would be constructed along the 7th Avenue street frontage. For lots
8,000 square feet or less, the Municipal Code requires one on-site parking space.
The new two-car garage would be setback 16’-7” from the street side yard lot line and 5’-6.5”
from the rear lot line. The garage has been designed with two single car garage doors and the
concrete driveway approach would include two, 3’ wide turf strips to minimize the amount of
hardscape needed to access a two-car garage. 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 primarily one-story with a two-story element at the existing two-car
garage fronting San Antonio Street. The interior and exterior would be remodeled to present a
single story element as viewed from San Antonio Street. The neighborhood is predominately
two story residences. The highest point of the residence along 7th Avenue would be 17’ with the
height of the new garage at 14’. The 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 residence has a 4:12 pitched roof. The remodeled residence would contain a 3:12
pitched roof with 6:12 pitched gables along the San Antonio and 7th Avenue street elevations.
The building form is simple and low to the ground along 7th Avenue; due to a sloping
topography the existing residence is slightly elevated along San Antonio but is setback 20’ from
the front property line. The project meets the objectives of building and roof form.
Site Coverage: The maximum site coverage permitted for an 8,000-square-foot lot is 651
square feet or up to 971 square feet if half of the site coverage is permeable. The project site
currently contains 3,099 square feet of non-permeable site coverage. CMC Section 17.10.030.C
(Site Coverage) states that sites not in compliance with site coverage limits shall not be
authorized to increase floor area unless the site coverage is reduced at a rate equal to two
times the amount of floor area added to the site. The net increase in floor area is 487 square
feet therefore existing site coverage must be reduced by a minimum of 974 square feet. The
applicant is proposing to reduce existing site coverage by 1,699 square feet. All new site
coverage elements will be permeable or semi-permeable with the exception of portions of the
new concrete driveway. The project complies with the requirements for site coverage.
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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 has right-of-way on two frontages, San Antonio Street and 7th Avenue. Stone
retaining walls are located on either side of the existing asphalt driveway along 7th Avenue. A
portion of the stone retaining wall transitions to a rock wall and terminates at an above ground
storm drain outfall. On the San Antonio Street frontage, flower pots, rocks, boulders and a
crumbling stone retaining wall are located within the City right-of-way. It appears that an
encroachment permit as applied for in 2005 to maintain the retaining wall in the right-of-way
but an approval was not finalized. Staff recommends that all improvements in the City right-ofway be removed. The applicant has the option of applying for a permanent encroachment
permit.
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 487 square feet which is less than 50 percent of the existing 2,835
square feet of floor area.
ATTACHMENTS
•
•
•
•
•

Attachment 1 – Project Data Table
Attachment 2 – Site Photographs
Attachment 3 – Findings for Concept Acceptance
Attachment 4 – Recommendations/Draft Conditions
Attachment 5 – Project Plans
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ATTACHMENT 1
PROJECT DATA FOR AN 8,000 SQUARE FOOT SITE

1

Site Considerations
Floor Area
Site Coverage
Trees (Upper/Lower)
Ridge Height (1st/2nd)
Plate Height (1st/2nd)
Setbacks
Front
Composite Side Yard
Side Yard
Street Side Yard
Rear

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

Existing
2,835 SF
To be removed
0/3
15’-11”/18’
7.5’/15.5’
Existing
20’-2”
33’-11”
23’-6”
10.4’
2’-5”

Proposed
2,960 SF
970 SF
1/3
17’/20’1
12’/16’1
Proposed
20’-2”
20’-7.5”
19’-3”
10’-4.5”
5’-6.5”

North and West Elevations, respectively
*The rear setback is three feet for those portions of structures less than 15 feet in height.
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Photo 1. San Antonio Street (West Elevation) – Existing Garage

Photo 2. NW Corner of San Antonio & 7th Ave - Front Entry
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Photo 3. 7th Avenue (North Elevation) – Existing Guest House

Photo 4. 7th Avenue – Right-of-Way Encroachments
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ATTACHMENT 3

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE
For each of the required design study findings listed below, staff has indicated whether the
concept plans submitted support adoption of the findings. For all findings checked "no" the staff
report discusses the issues to facilitate decision-making by the Planning Commission. Findings
checked "yes" may or may not be discussed in the staff report depending on the issues.
CMC Section 17.68.040.A – Concept Phase Approval Findings
YES
NO
1. The project conforms with all zoning standards applicable to the site, or has ✔
received appropriate use permits or variances consistent with the Zoning Ordinance.
2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on-site and in the public right-of-way that is
characteristic of the neighborhood.
3. The project avoids complexity using simple building forms, a simple roof plan and
✔
a restrained employment of offsets and appendages that are consistent with
neighborhood character yet will not be viewed as repetitive or monotonous within
the neighborhood context.
4. The project is adapted to human scale in the height of its roof, plate lines, eave
✔
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the vicinity.
5. The project is consistent with the City’s objectives for public and private views ✔
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.
6. The design concept is consistent with the goals, objectives and policies related to
✔
residential design in the general plan.
7. The development does not require removal of any significant trees unless
✔
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are set back a minimum of six feet from significant trees.
CMC Section 17.64.010.B - Coastal Development Permit Findings
YES
NO
1. Local Coastal Program Consistency: The project, as described in the application
✔
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.
2. Public access policy consistency: The project is not located between the first
✔
public road and the sea, and therefore, no review is required for potential public
access.
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ATTACHMENT 4

Recommendations/Draft Conditions
No.
1.

2.

3.

4.
5.
6.

Right-of-Way Encroachments. All right-of-way encroachments not approved as part of a
Permanent Encroachment Permit shall be removed prior to final inspection of the
project.
Tree Planting Required. One upper and one lower canopy tree shall be planted on the
project site. 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.
Drainage Plan. Provide a drainage plan that meets the requirements of the City's
drainage guidance, SOG 17-07. At a minimum, new and replaced 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. Drainage plan shall include information on drainage
from new impervious areas, semi-pervious areas and retaining wall drains.
Best Management Practices (BMP) Form. A completed BMP Tracking form will need to
be submitted with the Building Permit Application.
Semi-Permeable Paving Surfaces. Provide cross-section details for semi-permeable
surfaces.
Erosion and Sediment Control Plan. Provide an erosion and sediment control plan that
includes locations and installation details for erosion and sediment control BMPs,
material staging areas, and stabilized access with Building Permit application.
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
October 10, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Marnie R. Waffle, AICP, Senior Planner

Subject:

Consideration of a Concept Design Study (DS 18-142) and associated
Coastal Development Permit for the demolition of an existing singlefamily residence and the construction of a new single-family residence
located on San Antonio 3 SW of 4th Avenue in the Single-Family
Residential (R-1) Zoning District.

Application: DS 18-142
Location: San Antonio 3 SW of 4th Ave
Block: SS
Applicant: Eric Miller Architects, Inc.

APN: 010-321-024
Lot(s): 3
Property Owner: Richard Schuler

EXECUTIVE SUMMARY
The applicant is requesting approval of a Concept Design Study and associated Coastal
Development Permit for the demolition of an existing 1,662-square-foot single family residence
with a 642-square-foot detached garage and the construction of a new 2,674-square-foot single
family residence, with 754 square feet in the basement, and a new 504-square-foot two-car
garage, located on San Antonio 3 SW of 4th Avenue in the Single-Family Residential (R-1) Zoning
District.
RECOMMENDATION
Accept the Concept Design Study (DS 18-142) 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 contains a single-family dwelling with detached garage on a 7,733-square-foot
lot. The existing dwelling is 1,662 square feet with a 642-square-foot detached garage. A Final
Determination of Historic Ineligibility was issued for the property on September 7, 2018.
The applicant is proposing to demolish the existing one-story residence and detached garage
and construct a new 2,674-square-foot one-story residence with a 754-square-foot basement
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and 504-square-foot detached garage. The proposed residence would have the following
exterior finishes: stone veneer wall cladding; copper seam roof; copper gutters, downspouts
and railings; fixed glass clerestory windows; and copper framed windows and doors.
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, and 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 three trees, two Coast Live Oak and one Catalina cherry. One of the oaks has
been rated moderately significant; the other two trees have been rated not significant. The
applicant is proposing to remove all three trees. Staff has prepared a draft condition that the
applicant submits a tree removal permit prior to final details review. The City Forester is
recommending that two lower canopy trees be planted on the project site. 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 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 within the Sand and Sea development which consists of five lots sited
to respect the topography of the land and the sight lines to the sand dunes of Carmel Beach. All
lots are irregular in plan and are situated on stepped terraces to allow each lot an unobstructed
view of the sand dunes and Carmel Beach to the south and west. The siting of the new
residence is limited by the irregular shape of the lot and the topography and therefore is
proposed to be in the same location as the existing residence.
The project includes a new roof deck over the garage to take advantage of ocean views to the
northwest. The neighbor to the west (Lot 4) also has a northwest facing deck situated above
their garage.
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Staff has identified potential privacy and view impacts to the east neighbor (Lot 2) as a result of
the new deck. The east neighbor has second floor windows at the northwest corner of their
residence that take advantage of ocean views and the new deck would be in the line of sight of
these windows creating a potential view impact and also a privacy impact. At the time that this
report was prepared, Staff had not been contacted by the east neighbor.
Staff has also identified a second potential view impact to the east neighbor (Lot 2) due to a
slightly expanded building footprint on the east elevation to accommodate a steam shower,
two new closets and a 6-foot tall stone veneer wall at the outdoor barbeque. The east neighbor
has windows at the southwest corner of their residence that take advantage of an ocean view.
Staff notes that this view may be partially obstructed by existing landscaping and temporarily
obstructed when vehicles are parked in the private parking area.
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 642-square-foot two-car garage would be demolished and a new 504-square-foot garage
would be constructed in the same general location. A third, uncovered parking space would be
provided adjacent to the garage.
The existing garage has a flat, tar and gravel roof; the new garage is proposed to have a 500square-foot roof deck to take advantage of ocean views to the west. A copper cable guardrail
would surround the roof the deck. Vehicular access to the garage is obtained from a private
access road along the rear of the property. 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.
Similar to the adjacent residences on Lots 2 and 4, the proposed project would maintain a onestory appearance as viewed from the south and a two-story appearance as viewed from the
private access road to the north. The project site is not visible from San Antonio which is
located to the east. The proposed building height would be approximately 3 feet higher than
the existing residence but below the maximum height allowed of 18 feet. The applicant is
proposing to take advantage of the basement incentive and the basement bonus. The
basement incentive allows for 652 square feet below ground plus a 100-square-foot basement
bonus for a total of 752 square feet below ground. The project meets the objectives of mass
and bulk.
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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 has low 2:12 roof pitch with 2’ eaves and 360-degree clerestory windows.
The building form is rectangular with subtle articulation. Floor to ceiling windows on the south
elevation are broken up with stone veneer. The project meets the objectives of building and
roof form.
Site Coverage: The Municipal Code allows up to 888 square feet of site coverage if at least half
(444 square feet) is comprised of permeable materials. The applicant is proposing 888 square
feet of site coverage of which 444 square feet would be semi-permeable materials including the
great room and dining room patios; walkways; and outdoor shower. The project complies with
maximum site coverage standards.
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 project site does not front any City right-of-way.
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
Attachment 4 – Recommendations/Draft Conditions
Attachment 5 – Project Plans
Attachment 6 – 3D Renderings
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PROJECT DATA FOR A 7,733 SQUARE FOOT SITE (7,083 SF Net1)
Site Considerations
Allowed
Existing
Proposed
Floor Area
2,750 SF (39%)
2,304 SF (30%)
3,178 SF
Site Coverage
605 SF/888 SF
Unknown
888 SF
Trees (Upper/Lower) 5/4
0/3
0/2
st nd
Ridge Height (1 /2 ) 18’/24’
13’-3”
16’-6”
st nd
Plate Height (1 /2 )
12’/18’
12’
12’-6”2
Setbacks3
Minimum Required2
Existing
Proposed
Front
15’
7’-6”
5’
Composite Side Yard
10’ (25%)
13’-8” (10’+3’-8”)
14’-10” (7’-4”+7’-6”)
Side Yard
3’
3’-8”
7’-4”
Street Side Yard
N/A
N/A
N/A
4
Rear
15’/3’
29’ (to garage)
24’-6”
1

The project site includes 650 square feet of easements which is deducted from the buildable area of the site.
The CMC does not provide guidance on the measurement of plate heights. The proposed plate height is 12’-6” as
measured from natural grade to the bottom of the clerestory windows. If plate height is measured to the bottom of
the roof eave it would be 14’-6”.
3
The typical R-1 setback standards are shown. CMC Section 17.20.160 states that the Planning Commission shall
establish setbacks for irregularly shaped lots in the Beach and Riparian Overlay District.
4
The rear setback is 3 feet for those portions of structures less than 15 feet in height.
2
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Photo 1. South Elevation (Front)

Photo 2. Southeast Elevation
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Photo 3. View of Lot 2 from Proposed Roof Deck

Photo 4. Existing Detached Garage
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Photo 5. View of Lot 2 from East Elevation

Photo 6. Ocean View from Proposed Roof Deck
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ATTACHMENT 3

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE
For each of the required design study findings listed below, staff has indicated whether the
concept plans submitted support adoption of the findings. For all findings checked "no" the staff
report discusses the issues to facilitate decision-making by the Planning Commission. Findings
checked "yes" may or may not be discussed in the staff report depending on the issues.
CMC Section 17.68.040.A – Concept Phase Approval Findings
YES
NO
1. The project conforms with all zoning standards applicable to the site, or has ✔
received appropriate use permits or variances consistent with the Zoning Ordinance.
2. The project is consistent with the City’s design objectives for protection and
✔
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on-site and in the public right-of-way that is
characteristic of the neighborhood.
3. The project avoids complexity using simple building forms, a simple roof plan and
✔
a restrained employment of offsets and appendages that are consistent with
neighborhood character yet will not be viewed as repetitive or monotonous within
the neighborhood context.
4. The project is adapted to human scale in the height of its roof, plate lines, eave
✔
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the vicinity.
5. The project is consistent with the City’s objectives for public and private views ✔
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.
6. The design concept is consistent with the goals, objectives and policies related to
✔
residential design in the general plan.
7. The development does not require removal of any significant trees unless
✔
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are set back a minimum of six feet from significant trees.
CMC Section 17.64.010.B - Coastal Development Permit Findings
YES
NO
1. Local Coastal Program Consistency: The project, as described in the application
✔
and accompanying materials, as modified by the conditions of approval, conforms to
the certified Local Coastal Program of the City of Carmel-by-the Sea.
2. Public access policy consistency: The project is not located between the first
✔
public road and the sea, and therefore, no review is required for potential public
access.
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ATTACHMENT 4

Recommendations/Draft Conditions
No.
1. Tree Removal Permit Required. The applicant shall submit a tree removal application for
review by the City Forester prior to final details review.
2. Tree Planting Required. Two lower canopy trees shall be planted on the project site. The
tree species shall be selected from the City’s approved tree list. The final location shall be
determined in consultant with the City Forester.
3. Tier 1 of the Central Coast Post-Construction Requirements. Based on the impervious
and building area calculations provided, this project creates or replaces over 2,500 SF of
impervious area and is thus subject to Tier 1 of the Central Coast Post-Construction
Requirements. Low-impact development design principles must be incorporated into the
design, including minimizing impervious square footage, and infiltrating runoff from
impermeable areas. Additionally, 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. Show in concept on the preliminary site drainage plan (C1) how surface
drainage from impermeable surfaces will be infiltrated onsite. Groundwater from
subdrains may be directed to drain offsite if it is not commingled with surface water.
4. Drainage Plan. A site drainage plan and BMP tracking form will need to be provided with
the Building Permit application demonstrating compliance with City drainage guidelines
(SOG 17-07).
5. 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.
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
October 10, 2018
To:

Chair LePage and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Marnie R. Waffle, AICP, Senior Planner

Subject:

Consideration of a Preliminary Review (DS 18-299) for the demolition of
an existing residence and construction of a new residence located on Lot
5 of Sand & Sea in the Single-Family Residential (R-1) Zoning District.

Application: DS 18-299
Location: San Antonio, SW of 4th
Block: SS
Applicant: Braden Sterling, Architect

APN: 010-321-025
Lot(s): 5
Property Owner: Northpoint Investments

EXECUTIVE SUMMARY
The applicant is requesting a preliminary review of the demolition of an existing single family
residence and construction of a new, two-story 3,331-square-foot residence with a 410-squarefoot subgrade single car garage. The project is located on Lot 5 of the San and Sea development
in the Single Family Residential (R-1) Zoning District as well as the Archaeological Significance
Overlay District, Park Overly District, Beach and Riparian Overlay District, Coastal Commission
Appeal Jurisdiction and Environmentally Sensitive Habitat Area (ESHA).
RECOMMENDATION
Staff recommends that the Planning Commission review the preliminary plans and provide
feedback to the applicant on the design.
BACKGROUND AND PROJECT DESCRIPTION
The project site is an 8,928-square-foot lot located on Lot 5 of the Sand and Sea development.
The lot contains an existing single family dwelling and a private parking lot that serves Lot 5 and
provides guest parking for the other lots within Sand and Sea. The property was removed from
the Historic Inventory, on appeal, in 2006. A Determination of Ineligibility was reissued on
March 11, 2016.
The applicant is proposing to demolish the existing single family residence and construct a new
3,331-square-foot, two-story residence with a 410-square-foot subgrade single car garage. The
maximum permitted base floor area is 3,137 square feet; 400 square feet must be reserved for
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two parking spaces. The applicant intends to take advantage of the basement incentive and/or
basement bonus.
STAFF ANALYSIS
Zoning & Overlay Districts
The project site is located in the Single Family Residential (R-1) Zoning District as well as the
following Overlay Districts: 1) Archaeological Significance; 2) Park; 3) Beach and Riparian; 4)
Coastal Commission Appeal Jurisdiction; and, 5) Environmentally Sensitive Habitat Area (ESHA).
A preliminary Project Data Table is included as Attachment 1.
Archaeological Significance Overlay
The purpose of the Archaeological Significance Overlay is to protect archaeological sites that
can provide evidence of the area’s earliest human habitation and help to document the cultural
history of the City. All new construction involving excavation of undisturbed earth and located
within the Overlay District is required to submit an Archaeological Resource Management
Report (ARMR). The applicant has been informed that an ARMR is required.
Park Overlay
The purpose of the Park Overlay District is to ensure that development adjacent to parks and
open space remain compatible with the park/open space resources and protect them from the
visual or physical impacts of private development. Projects within this Overlay District must
include a drainage plan that demonstrates how the project will prevent erosion and excess
runoff. Additionally, all construction must be set back 15-feet from any property line that
constitutes a park boundary. The Planning Commission has the authority to modify other
setbacks through the design review process to provide flexibility for properties unreasonably
restricted by the 15-foot setback. A landscape plan is also required. The applicant has sited the
new residence to maintain a 15-foot setback from the park boundary and is proposing to
remove all existing site coverage within the setback area (excluding those portions which
provide driveway access to Lot 5 and the private parking lot).
Beach and Riparian Overlay/Coastal Commission Appeal Jurisdiction
The purpose of the Beach and Riparian Overlay is to ensure that private development located
near public beach lands is compatible with the public enjoyment of the City’s coastal resources.
The boundary of this Overlay is coterminous with the Coastal Commission Appeal Jurisdiction. A
Coastal Development Permit is required. All development within the Beach and Riparian
Overlay must adhere to specific standards set forth in CMC Section 17.20.160 (Permit
Standards) (refer to Attachment 2).
Some of the standards include, protecting public views to and along the ocean and scenic
coastal areas; minimizing alteration of natural landforms; undergrounding all utilities;
connecting to the sanitary sewer; preparing a drainage plan to minimize erosion and runoff and
to infiltrate and filter storm water on-site; limiting building height to 18 feet; maintaining a 15269
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foot setback along any property line facing the beach; and, maintaining a minimum 3-foot
setback for the full length of all setbacks. The applicant is proposing to maintain a 15-foot
setback along the property line that faces the beach and maintain a minimum 3-foot setback
for the full length of all setbacks. The building height is proposed at 17’-6”.
Environmentally Sensitive Habitat Area (ESHA)
The boundary of the ESHA is depicted in Figure 7.2 of the General Plan and includes a 30-foot
buffer contiguous with the ESHA boundary. The project site is not located within the ESHA
proper but is within the 30-foot buffer. Projects within the ESHA or buffer are required to
submit a Biological Resources Report that documents the existence of any sensitive resources
or habitat and any potential impacts the development might have on these resources including
impacts during construction. The applicant has submitted a Biological Resources Report and it is
currently being reviewed for compliance with CMC Section 17.20.220 (Environmentally
Sensitive Habitats).
Design Standards and Guidelines
The proposed residence has a slightly larger building footprint, an additional level of living
space and a subgrade single car garage. Due to the presence of private easements for the
benefit of the other lots within Sand and Sea, the building footprint is somewhat restricted to
the current and proposed location.
Based on the 3D renderings provided, the residence will present a single story appearance as
seen from Carmel Beach (the project is not visible from San Antonio). Large expanses of glass
on the west and south facing elevations are broken up with vertical and horizontal mullions.
Stone and wood accents complete the wall cladding. The roof form is flat and maintains a low
profile. Staff has not identified any significant issues during the preliminary review.
Next Steps
The applicant is seeking input from the Planning Commission on the preliminary design. Based
on the input received, the applicant will submit a complete Track 2 Residential Design Study
application. Staff will review the application for compliance with the zoning and overlay
requirements as well as applicable design guidelines. The project will be presented to the
Planning Commission for Concept Review and for Final Details Review.
ATTACHMENTS:
•
•
•
•
•

Attachment 1 – Project Data Table
Attachment 2 – CMC Section 17.20.160 (Permit Standards)
Attachment 3 – Site Photographs
Attachment 4 – Preliminary Project Plans
Attachment 5 – 3D Color Renderings
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ATTACHMENT 1

PROJECT DATA FOR A 8,928 SQUARE FOOT SITE
Allowed
Existing
1
3,137 SF
Unknown
690 SF/1,047 SF
1,598 SF
TBD
0/0
18’ /18’
Unknown
12’/18’
Unknown
Minimum Required
Existing
TBD by PC
76’-8”
TBD by PC
16’-6”
TBD by PC
1’-6”
15’
15’
TBD by PC
4’-4”

Site Considerations
Proposed
Floor Area
3,331 SF2
Site Coverage
606 SF
Trees (Upper/Lower)
0/1
st nd
Ridge Height (1 /2 )
17’-6”
st nd
Plate Height (1 /2 )
9’-6”/8’
Setbacks
Proposed
Front
58’
Composite Side Yard
18’
Side Yard (Interior)
3’
Side Yard (Beach)
15’
Rear
3’
Overlay Districts
Coastal Commission Appeal Jurisdiction Overlay
Yes
Archaeological Significance Overlay
Yes
Park Overlay
Yes
Beach and Riparian Overlay
Yes
Environmentally Sensitive Habitat Area
Buffer Zone
1
400 square feet must be reserved for two on-site parking spaces.
2
The applicant intends to take advantage of the basement incentive and/or basement bonus.
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Article IV. Beach and Riparian Overlay District
17.20.160 Permit Standards.
The following standards shall be used by decision-making bodies in approving or denying a coastal
development permit in the beach and riparian overlay district. The regulations in subsection (A) of this
section apply to all properties in the overlay district. The regulations in subsection (B) of this section
apply to only those properties in the overlay district located west of Carmelo or North San Antonio
Avenue. No building permit for any development, as defined in Chapter 17.70 CMC, including but not
limited to new construction, additions, exterior alterations or change in land use shall be approved
unless a coastal development permit is approved taking into consideration all of the following as may be
appropriate to the scope of the project.
A. Regulations Applicable to All Properties in the Overlay District.
1. View Protection. Permitted development shall be sited and designed to protect public views to
and along the ocean and scenic coastal areas, to minimize the alteration of natural landforms, to
be visually compatible with the character of the surrounding areas, and where feasible, to restore
and enhance visual quality in visually degraded areas, while ensuring the private property owner
reasonable development of the land.
2. Location. All development shall be located and designed to avoid conflict with recreational use
of any adjacent public property or conflict with coastal resources.
3. Design Compatibility. All development shall be compatible in design with existing buildings in
the area for the purpose of protecting the neighborhood character and consistent with the R-1
design guidelines established in CMC 17.10.010.
4. Review of City Needs. The property has been reviewed for potential acquisition and the review
indicated the City has no need to acquire the property.
5. Utilities. All utilities connecting the development to the source in the public rights-of-way shall
be placed underground.
6. Sewer Services. The property shall be connected to the sanitary sewer system upon issuance of
the permit. Alternatively, the Planning Commission may authorize an area-wide agreement among
several adjacent properties (executed through no-protest agreements) for future connection to
the sanitary sewer if the infrastructure for a single connection would place an undue burden on a
single property owner.
7. Drainage. A drainage system shall be provided for all new development to minimize erosion,
minimize runoff, and to infiltrate and filter stormwater prior to conveyance off-site.
8. Projects on Irregularly Shaped Lots or Lots Larger Than 8,000 Square Feet. On those lots that are
irregular in shape or that exceed 8,000 square feet in area, the Planning Commission shall
establish setbacks that are appropriate for the property and that are consistent with the purposes
of the beach and riparian overlay district. Where a large lot size creates an opportunity to
establish significantly increased setbacks from adjoining beach lands, and the topography or shape
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of the site allow sufficient area to build away from the beach, the Planning Commission may
designate larger setbacks for the property that preserve an open space buffer adjacent to the
beach while providing a reasonable area to build elsewhere on the property.
B. Regulations Applicable to Properties in the Overlay District Located West of Carmelo Street or North
San Antonio Avenue.
1. Access. Development shall not interfere with the public’s right of access to the sea. Potential
public right of access shall be reviewed on the property and, where appropriate, made a condition
in the permit.
2. Subdivision Limitations. No further subdivision shall be approved within the beach and riparian
overlay district. No lot line adjustments shall be approved that would result in a net increase in
potential building sites.
3. Height. All proposed construction shall be limited to a height of 18 feet above the existing grade
or finished grade whichever results in a lower height.
4. Open Space. On sites adjacent to the beach all buildings shall be located to preserve maximum
open space on the site as viewed from the beach. Generally, a setback of at least 15 feet shall be
maintained along any property line facing the beach. The Planning Commission may at its
discretion reduce any required rear, side or front yard to not less than three feet so as to preserve
maximum open space on the site adjacent to the beach for public benefit.
5. Tree Removal. No tree shall be removed within the beach and riparian overlay district without
written approval from the City Forester regardless of whether the removal is associated with
construction activities. Trees on City property shall be trimmed and/or removed only by City tree
crews or under the supervision of the City Forester. Removal of dead cypress trees on City
property in this district shall require approval by the Forest and Beach Commission. When any
construction activity is proposed on a site in the beach and riparian overlay district, the site design
shall include a landscaping plan consistent with the provisions of Chapter 17.34 CMC,
Landscaping.
6. Prohibition on Private Development Needing Protection. Except as provided in
CMC 17.20.190(C), new development shall not be approved where geologic evidence concludes
that shoreline protective structures will be necessary to protect the new development at the time
of construction, or within 100 years of development.
7. Public Structures. Stairs, retaining walls, fences, pipelines, and similar public or quasi-public
facilities located on coastal bluffs shall require a coastal development permit.
8. Parking. On sites of 6,000 square feet or greater, two on-site parking spaces per primary
dwelling unit shall be provided for all new residential development in the beach and riparian
overlay district. One of these spaces may be established as an uncovered tandem space within the
front or side yard setback located on the driveway in front of a garage or carport or elsewhere on
the property where parking is allowed by the underlying zoning district.
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9. Setbacks. Private development proposed on ocean-fronting parcels shall comply with the
setback requirements of the applicable primary zoning district, except where a lot line is adjacent
to a coastal bluff or sand dunes, or where public access and/or recreational areas are required in
compliance with these regulations. Proposed private developments shall be set back from the top
of the bluff or adjacent sand dunes as provided by this subsection.
a. Bluff Retreat Setback Requirements. New structures shall be set back a sufficient distance
from any bluff top to be safe from bluff erosion for a minimum of 100 years as determined
by a site-specific geology report, prepared in compliance with CMC 17.20.170(B), Geology
Report; provided, that in no case shall the minimum setback be less than 25 feet.
b. Use of Bluff Retreat Setbacks. No development except public access pathways, public
restrooms, stairways and associated public recreational or infrastructure facilities shall be
permitted within the bluff retreat setbacks identified in site-specific geologic reports.
c. Dune, Access and Recreational Area Setbacks. Additional bluff top and/or dune setbacks
may be required in compliance with Local Coastal Plan policies to establish a buffer from
natural sand dune areas, to reduce visual intrusion on adjacent recreational areas or to
accommodate public access and enjoyment of adjacent recreational areas. (See also
CMC 17.20.180, Public Access).
10. Findings Required. In designating beach and riparian overlay district setbacks for private
property the Commission shall adopt the following findings:
a. That the combined area contained within all setbacks is at least equal to the area of the lot
that would be included within setbacks if the special beach setback established in subsection
(B)(9) of this section were applied (i.e., achieving no net loss of setback area).
b. That a minimum width of at least three feet will be maintained for the full length of all
setbacks.
c. That by reducing any setbacks the proposed structure will not interfere with safe access to
other properties in the neighborhood or otherwise result in damage or injury to the use of
other adjoining properties.
d. That structures proposed for construction within reduced setback areas will be compatible
with the residential character of the neighborhood and will exhibit a human scale without
excessive building bulk or visual mass.
e. That the proposed setbacks afford maximum protection for the adjoining parklands for the
benefit of the public while still accommodating reasonable development of the property.
f. That the proposed setbacks are designated on an approved plan attached to the permit or
on a scenic easement for purposes of documentation and recordation. (Ord. 2004-02 § 1,
2004; Ord. 2004-01 § 1, 2004).
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East Elevation (Front)

South Elevation (Side facing Carmel Beach)
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West Elevation (Adjacent to Lot 6)

West Elevation View (Over Lot 6)
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