
 

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

 

Erin Allen, Robert Delves, Stefan Karapetkov, Michael
LePage, Stephanie Locke

 All meetings are held in the City Council Chambers
East Side of Monte Verde Street
Between Ocean and 7th Avenues

SPECIAL MEETING
Tuesday, February 13, 2024

TOUR 1:00 PM

MEETING 4:00 PM

THIS MEETING WILL BE HELD VIA TELECONFERENCE AND IN PERSON AT CITY
HALL. The public is welcome to attend the meeting in person or remotely via Zoom;
however, the meeting will proceed as normal even if there are technical difficulties
accessing Zoom. The City will do its best to resolve any technical issues as quickly as
possible.

To attend in person, visit the City Council Chambers at City Hall located on Monte Verde
Street between Ocean and Seventh Avenues. To view or listen to the meeting remotely,
you may access the YouTube Live Stream at:
https://www.youtube.com/@CityofCarmelbytheSea/streams, or use the link below to
view or listen to the meeting via Zoom teleconference:

https://ci-carmel-ca-us.zoom.us/j/87694638519?pwd=K4w04362BLvw9Vvsc-
DfRfzBtBNpdQ.9AkTceOuBjdOtshp. To attend Zoom webinar via telephone, dial +1 (669)
444-9171. Webinar ID: 876 9463 8519. Passcode: 900382.

HOW TO OFFER PUBLIC COMMENT: Public comments may be given in person at the
meeting, or using the Zoom teleconference module, provided that there is access to
Zoom during the meeting. Zoom comments will be taken after the in-person comments.
The public can also email comments to bswanson@ci.carmel.ca.us. Comments must be
received at least 2 hours before the meeting in order to be provided to the legislative
body. Comments received after that time and up to the beginning of the meeting will be
made part of the record.

CALL TO ORDER AND ROLL CALL - TOUR

TOUR OF INSPECTION
The Planning Commission will meet and convene the public hearing at the first location listed below on the Tour of
Inspection. The public is welcome to join the Commission on its tour. The tour is intended only to give the
Commission an opportunity to view project sites scheduled for a public hearing later that day. No deliberations on
the merits of projects will take place during the Tour of Inspection. Following completion of the tour, the



Commission will recess and return to the Council Chambers to reconvene the public hearing at 4:00 p.m., or as soon
thereafter as possible.*

A. DS 23-354 (Liniger): Casanova Street 3 southeast of 4th Avenue

B. DR 23-329 (Minnich): San Carlos Street 2 northwest of 8th Avenue

C. DS 23-160 (Lutz): Santa Fe Street 4 northwest of 6th Avenue

D. DS 21-446 (Pressey): Southeast Corner of 3rd Avenue and Santa Fe Street

E. DS 23-124 (Rieken-Yoo): Santa Fe Street 4 southeast of 2nd Avenue

F. DS 23-092 (Brown): Southwest Corner of Guadalupe Street and 4th Avenue

G. DS 22-191 (Nute): Northwest Corner of Carpenter Street and 4th Avenue

H. DS 23-171/LM 23-172 (Das): Northeast Corner of Sterling Way and Perry Newberry
Way

I. DS 21-376 (Mardani): Ocean Avenue 4 northeast of Guadalupe Street

CALL TO ORDER AND ROLL CALL - CHAMBERS

PUBLIC APPEARANCES - Under the Brown Act, public comments for matters on the
agenda must relate to that agenda item, and public comments for matters not on the
agenda must relate to the subject matter jurisdiction of this legislative body. Hateful,
violent, and threatening speech is impermissible public comment, as it disrupts the
conduct of the public meeting. This is a warning that if a member of the public attending
this meeting remotely violates the Brown Act by failing to comply with these
requirements of the Brown Act meeting, that speaker will then be muted.
Members of the public are entitled to speak on matters of municipal concern not on the agenda during Public
Appearances. Each person's comments shall be limited to 3 minutes, or as otherwise established by the Chair.
Matters not appearing on the agenda will not receive action at this meeting and may be referred to staff. Persons
are not required to provide their names, and it is helpful for speakers to state their names so they may be identified
in the minutes of the meeting.

ANNOUNCEMENTS

CONSENT AGENDA
Items on the consent agenda are routine in nature and do not require discussion or independent action. Members
of the Commission or the public may ask that any items be considered individually for purposes of Commission
discussion and/ or for public comment. Unless that is done, one motion may be used to adopt all recommended
actions.

1. Monthly Activity Report: January 2024

2. UP 23-378 (Il Tegamino): Consideration of a Use Permit to convert an existing 215-
square-foot retail space, adjacent to Il Tegamino Restaurant, to a restaurant use with
no net increase in the number of permitted indoor seats located off Ocean Avenue
southwest of Monte Verde Street in the Court of the Golden Bough, Block 74; Lots 5
& 6; APN: 010-201-005-000.

3. DS 23-273 (Fortune): Consideration of a Final Design Study and associated Coastal
Development Permit for the demolition of a 173-square-foot detached garage and
construction of an 820-square-foot net addition inclusive of a new 244-square-foot
attached garage to an existing 794-square-foot, one-story single-family residence



located at Guadalupe Street 3 southeast of 3rd Avenue in the Single-Family
Residential (R-1) District. APN: 010-023-014-000.

PUBLIC HEARINGS

4. DR 23-329 (Minnich): Consideration of a Track 1 Design Review Referral for the
conversion of a commercial rooftop to an accessible roof top deck for use by
residential units. The scope of work includes new roof access, new waterproofing,
installation of new railings, and installation of a new parapet cap. The project is located
at San Carlos Street 2 northwest of 8th Avenue in the Residential and Limited
Commercial (RC) District. APN: 010-145-021-000.

5. DS 23-160 (Lutz): Consideration of a Combined Concept and Final Design Study
and associated Coastal Development Permit for one-story additions totaling 211
square feet to an existing one-story 1,249-square-foot residence, construction of a
235-square-foot detached garage in the front yard setback, and associated site
modifications, at the historic "Elizabeth F. Armstrong House," located on Santa Fe
Street 4 northwest of 6th Avenue in the Single-Family Residential (R-1) District. APN
010-092-005-000.

6. DS 23-092 (Brown): Consideration of a Final Design Study and associated Coastal
Development Permit for the demolition of more than 50 percent of the exterior walls of
a 1,755-square-foot single-story residence on an 8,000-square-foot lot and
construction of one- and two-story additions totaling 1,028 square feet located at the
southwest corner of Guadalupe Street and 4th Avenue in the Block 45 Specific Plan
Area and Single-Family Residential (R-1) District. APN: 010-036-001-000.

7. DS 21-376 (Mardani): Consideration of a revised Concept Design Study for one-
story additions totaling 333 square feet to a one-story, 562-square-foot cottage and
construction of a 230-square-foot detached garage in the front yard setback located
on Ocean Avenue 4 northeast of Guadalupe Street in the Single-Family Residential
(R-1) District. APN: 010-033-011-000.

8. DS 23-171 (Das): Consideration of a Concept Design Study and Lot Merger for the
demolition of an existing 2,301-square-foot one-story, single-family residence with a
479-square-foot attached garage with 464-square-foot second-floor guesthouse, as
well as 192 square feet of accessory structures, and construction of a new 2,466-
square-foot one-story, single family residence with a 478-square-foot detached
garage located at the northeast corner of Sterling Way and Perry Newberry Way in the
Single-Family Residential (R-1) District. APN: 009-162-025-000.

DIRECTOR'S REPORT

FUTURE AGENDA ITEMS

9. Next Regular Meeting: February 14, 2024

10. Upcoming Regular Meeting: March 13, 2024

ADJOURNMENT

CORRESPONDENCE

11. PUBLIC CORRESPONDENCE: Public Hearings and/or other items appearing on
the Agenda



12. PUBLIC CORRESPONDENCE: Additional items not associated with Public
Hearings and/or other items appearing on the Agenda

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, Harrison
Memorial Library, located on the NE corner of Ocean Avenue and Lincoln Street, the Carmel-by-the-Sea Post
Office, 5th Avenue between Dolores Street and San Carlos Street, and the City's webpage
http://www.ci.carmel.ca.us in accordance with applicable legal requirements. 

SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE AGENDA
Any supplemental writings or documents distributed to a majority of the Planning Commission regarding any
item on this agenda, received after the posting of the agenda will be available at City Hall located on Monte
Verde Street between Ocean and Seventh Avenues during regular business hours. 

SPECIAL NOTICES TO PUBLIC
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this
meeting, please contact the City Clerk's Office at 831-620-2000 at least 48 hours prior to the meeting to ensure
that reasonable arrangements can be made to provide accessibility to the meeting (28CFR 35.102-35.104 ADA
Title II).



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Leah R. Young, Administrative Coordinator 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT: Monthly Activity Report: January 2024
 

Application: APN:  
Block: Lot: 
Location:
Applicant: Property Owner:

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
Attachment 1: January 2024 Monthly Report



CITY OF CARMEL-BY-THE-SEA 
Monthly Report  

 
Community Planning and Building Department  

 

 
 
JANUARY 2024 – DEPARTMENT ACTIVITY REPORT 
 
I. PLANNING PERMIT APPLICATIONS: 
 
In January 2024, 33 planning permit applications were received. 
 
II. BUSINESS LICENSE APPLICATIONS: 
 
In January 2024, 9 business license applications were received. 
 
III. BUILDING PERMIT APPLICATIONS: 
 
In January 2024, 45 building permit applications were received. 
 
IV. CODE COMPLIANCE CASES: 
 
In January 2024, 33 new code compliance cases were created. 
 
V. TRANSIENT RENTAL COMPLIANCE CASES: 
 
In January 2024, 6 new transient rental compliance cases were created. 
 
VI. ENCROACHMENT PERMIT APPLICATIONS: 
 
In January 2024, 21 encroachment permit applications were received. 
 
VII. TREE PERMIT APPLICATIONS: 
 
In January 2024, 26 tree permit applications were received. 
 
  

TO:   Planning Commissioners 
 
SUBMITTED BY:  Leah Young, Administrative Coordinator 
 
SUBMITTED ON: February 1, 2024 
 
APPROVED BY:  Brandon Swanson, Director of Community Planning and Building 
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VIII. YEAR-TO-DATE TRENDS 
 
Table 1 includes the following January 2024 totals: 
 

• Planning Permit Applications 
• Business License Applications 
• Building Permit Applications 
• Code Compliance Cases 
• Transient Rental Cases 
• Encroachment Permit Applications 
• Tree Permit Applications 

 
January 2024 totals are provided alongside January 2023 totals for comparison. Compared to the same time 
period in the year 2023, Table 1 denotes percentage changes in the year 2024. 
 

Table 1 
Permit Application Totals and YTD Percentage Changes 

 PLANNING 
BUSINESS 
LICENSES BUILDING 

CODE 
COMPLIANCE 

TRANSIENT 
RENTAL 

COMPLIANCE 

ENCROACH-
MENTS 

TREE 
REMOVAL & 

PRUNING 
2023 YTD 

Totals 
25 10 59 28 7 17 28 

2024 YTD 
Totals 33 9 45 33 6 21 26 

YTD % 
Difference 

+ 32.00% - 10.00% - 23.73% + 17.86% - 14.29% + 23.53% - 7.14% 
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  Planning Permit Report 
 

  

01/01/2024 - 01/31/2024 
 

Permit 
# 

Permit 
Type 

Project Description Address/ 
Location 

Date 
Received 

Date 
Approved 

Status 

24033 Temporary Use 
Permit 

Installation of a 1,500sf outdoors 
tent to cover patio from Feb 1, 
2024 - Feb 15, 2024. 
 
CONDITIONS: Lighting to be 
provided through string lights. 
Seating shall limited to a total of 
38 seats. No music, live or 
broadcast, allowed. Operating 
hours shall align with the 
restaurant of 5-10pm. 

SE Corner of 
Dolores & 7th 

1/31/2024 1/31/2024 In 
Review 

24032 Landscape Plan 
Check/Inspection 

EXISTING BLDG PERMIT-REV 
FOR LANDSCAPE STEPS AND 
PLANTINGS 

MISSION 
STREET 3SW 

OF 13TH 

2/2/2024  In 
Review 

24031 Design Study REMODEL OF EXISTING SINGLE 
FAMILY RESIDENCE CONSISTING 
OF ADDITION TO SECOND 
SOTRY OF RESIDENCE 
RESULTING IN ADDITIONAL 46 
SQ FT 

SE Corner of 
Perry 

Newberry & 
5th 

2/2/2024  In 
Review 

24030 Sign Replacement of three hotel signs 
and associated lighting with three 
new hotel signs and associated 
lighting in the same locations. 

NE Corner of 
San Carlos & 

5th 

1/30/2024  In 
Review 

24029 Sign New exterior sign for LA Golf Mission 3 NW 
6th Ave 

12/19/2023  In 
Review 

24028 Authorized Work Repair existing front entry 
pathway. 

SWC Carmelo 
& 12th Ave 

10/27/2023 1/29/2024 Approved 

24027 Design Study REMODEL OF AN (E) DETACHED 
GARAGE. INCREASE WALL & 
PLATE HEIGHTS FROM 6' TO 8'. 
INCREASE ROOF PITCH FROM 
2.5:12 TO 4:12 SLOPE. REPLACE 
(E) WOOD CARRIAGE DOOR IN 
FRONT OF GARAGE WITH NEW. 
REPLACE (E) BACK DOOR WITH 
NEW. REPLACE 2 (E) WOOD 
WINDOWS WITH NEW ALUM. 
CLAD WINDOWS. REPLACE (E) 
WOOD SHAKE ROOF WITH NEW 
TO MATCH.  NOTE - SOME OF 
THESE CHANGES WERE ALREADY 
APPROVED AS PART OF DS 23-
292. 

Santa Fe 3 SE 
of Ocean 

2/2/2024  In 
Review 
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24026 Design Study Comprehensive landsacping 
project including work in the right 
of wayu. 

NE Corner of 
Lobos & 1st 

2/2/2024  In 
Review 

24025 Design Study Install new driveway with 
driveway leg connecting to 
residence front porch entry. All 
material to be sand-laid Cal Stone 
permeable quarry pavers. 

4910 
Monterey St 

1/26/2024  In 
Review 

24024 Design Study Residential interior and exterior 
remodel 

Santa Fe 7 
SW of 8th 

2/1/2024  In 
Review 

24023 Design Study Apply Tyver house wrap over 
existing rough sawn siding (T-
111). Apply James Hardie primed 
fiber cement lap siding, paint to 
match existing. Both sides of 
house approximately 24'x11'. 

Dolores 3 SW 
of 3rd 

2/2/2024  In 
Review 

24022 Use Permit Retail sale of apparel/clothing, 
accessories and furniture. 
Ancillary use exceeding 10%. 

5415 Tamiami 
Trail N 

2/1/2024  In 
Review 

24021 Preliminary Site 
Assessment 

Preliminary Site Assessment for 
one of three contiguous 
properties. The existing 
structure(s) are proposed for 
demolition and a new two-story, 
single family dwelling is proposed 
for each property along with new 
Landscaping. 

Mission St 4 
NE of 1st Ave 

2/2/2024  In 
Review 

24020 Preliminary Site 
Assessment 

Preliminary Site Assessment for 
one of three contiguous 
properties. The existing 
structure(s) are proposed for 
demolition and a new two-story, 
single family dwelling is proposed 
for each property along with new 
Landscaping. The proposal 
includes a lot line adjustment to 
create a 50' x 100' property. 

Mission St 3 
NE of 1st Ave 

2/2/2024  In 
Review 

24019 Preliminary Site 
Assessment 

Preliminary Site Assessment for 
one of three contiguous 
properties. The existing 
structure(s) are proposed for 
demolition and a new two-story, 
single family dwelling is proposed 
for each property along with new 
Landscaping. 

Mission St 2 
NE of 1st Ave 

2/2/2024  In 
Review 

24018 Design Study Replacement of Driveway and 
front Path materials 

Crespi 2 SW, 
Carmel-by-

the-Sea 

1/25/2024  In 
Review 
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24017 Design Study ASSOCIATED PSA 23-296. Design 
and refinement for previously 
approved project. 

Carmelo 
Street, 3 SE of 

4th, Carmel 
CA 93921 

1/18/2024  In 
Review 

24016 Sign NEW SIGN: Jade Allen Boutique San Carlos 
between 

Ocean & 7th, 
Unit #1 

1/16/2024  In 
Review 

24015 Design Study ASSOCIATED PLANNING 
PERMITS: DS 22-238 & DS 23-
194. Please see attached 
'Revisions to Planning Approval' 
Scope of Work 

Fraser Way 2 
NE of Camino 

Real 

1/22/2024  In 
Review 

24014 Design Study EXTEND FIRST FLOOR OF AN 
EXISTING SINGLE FAMILY 
RESIDENCE. CONVERT EXISTING 
GARAGE TO A NEW MASTER 
BEDROOM WITH EN SUITE 
MASTER BATHROOM. MODIFY 
INTERIOR OF RESIDENCE TO 
INCLUDE NEW POWDER AND 
LAUNDRY ROOM. REPLACE 
EXISTING LIGHTING, PLUMBING 
FIXTURES, AND CABINETS 
WHERE SHOWN. REPLACE 
DOORS AND WINDOWS AS 
NOTED. MATCH EXISTING 
EXTERIOR COLORS AND 
MATERIALS. 

San Carlos 
Street 3 SW 

of Vista 
Avenue 

1/16/2024  In 
Review 

24013 Design Study Remove and replacement of 
damaged exterior cedar siding on 
front and rear portions of the 
house. (See accompanying 
photographs for the areas of the 
house that have been damaged 
by woodpeckers and rats). 
Replacement in like for like 
materials is planned. Exterior will 
be washed and treated for wood 
preservation and stained to 
create an integrated appearance 
following replacement. 

Lopez Avenue 
4 NW of 4th 

1/16/2024  In 
Review 
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24012 Design Study This approval of Design Study 
(DS 24012 (Smittcamp Property 
Investments, LLC)) authorizes 
amendments to existing Design 
Study Approvals (DS 23-275)  for 
alterations to an existing single-
family residence located on 
Casanova 2 SW of 2nd in the 
Single Family Residential (R-1) 
District with an active building 
permit (BP 22-471).  The 
modifications approved under this 
Design Study include:  
  
1. Amendments to the approved 
roofing material to allow for a 
Presidential TL “Autumn Blend” 
composition shingle roof.  
 
Alterations not expressly listed in 
this authorization are not 
permitted. The project shall be 
consistent with the plans 
application materials dated 
approved by Community Planning 
& Building Department on 
January 26, 2024, unless 
modified by the conditions of 
approval contained herein. 

Casanova 2 
SW of 2nd 

1/22/2024 1/26/2024 Approved 

24011 Design Study This approval of Design Study 
application DS 24-011 (Mission 
Street Office, LLC) authorizes the 
replacement and minor relocation 
of an existing rear yard fence at 
the historic Mills House located at 
25987 Mission Street in the 
Single-Family Residential (R-1) 
District as depicted in the plans 
and documents submitted by Liz 
Dini, Realtor stamped approved 
and on file in the Community 
Planning & Building Department 
unless modified by the conditions 
of approval. 

25987 Mission 
Street 

10/17/2023 1/19/2024 Approved 

24010 Design Study Home -remodel including new 
electrical, plumbing, heating, 
interior and exterior finishes 
along with new doors, windows, 
roof, and gutters. The project 
proposes to add 85 square feet 
to the existing kitchen area and 
entry. 

Casanova 5 
southwest of 

9th 

1/9/2024  In 
Review 
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24009 Design Study Fence and retaining wall. See 
attached proposal. 

6th Avenue 2 
SW of 

Carpenter 

1/9/2024  In 
Review 

24008 Design Study PARTIAL INTERIOR REMODEL. 
REMOVAL AND CONSTRUCTION 
OF INTERIOR PARTITION WALLS 
AS NOTED. RELOCATE 
STAIRWAY, KITCHEN, AND 
MASTER BATH. NEW INTERIOR 
FINISHES INCLUDING PLUMBING 
FIXTURES, MILLWORK, TILE, 
AND COUNTERTOPS. MINOR 
STRUCTURAL MODIFICATIONS 
ARE PROPOSED. THERE WILL BE 
NO MODIFICATIONS TO THE 
BUILDING FOOTPRINT OR SITE 
COVERAGE. EXTERIOR - 
RELOCATE WINDOW, ADD (2) 
WINDOWS, AND ENLARGE DOOR 
TO REAR PATIO. 

Casanova 4 
SE of 7th 

1/15/2024  In 
Review 

24007 Authorized Work Replace existing gravel stairs in 
rear yard with semi-permeable 
wood decking. No increase in site 
coverage. 

Casanova 7 
NW Ocean 

1/12/2024 1/12/2024 Approved 

24006 Lot Merger Lot merger per conditional 
approval of DS-23-201, dated 
12/15/23. 

Lincoln 4 NW 
Santa Lucia 

1/11/2024  In 
Review 

24005 Landscape Plan 
Check/Inspection 

Landscaping for damage where 
tree removed & upgrades for 
garden with no sprinklers. 

NE Corner of 
8th & Lincoln 

1/10/2024  In 
Review 

24004 Historic 
Evaluation 

HISTORIC EVALUATION. 
Proposed Project: Enclose both 
ends of existing carport with new 
framing and doors for enclosed 
garage. Pour stem wall for 
framing. 

Corner of 
Flanders and 
Crespi Way 

1/9/2024  In 
Review 

24003 Sign NEW SIGN - JENNI KAYNE: 
Install one (1) non-illuminated 
wall letter set. 

Ocean & 
Mission, 

Carmel Plaza, 
Suite 225B 

1/8/2024  In 
Review 

24002 Historic 
Evaluation 

Historical Re-Determination SW Corner of 
Monte Verde 

and 7th 

1/5/2024  In 
Review 

24001 Design Review Owner proposes a tenant 
improvement to Unit #216 of the 
Carmel Plaza Building. This will 
convert a currently unoccupied, 
1,100 SQ FT unit to a 1,097 SQ 
FT spa facility. To be operated as 
"Signature Day Spa." 

Ocean Avenue 
and Mission 

Street 

1/2/2024  In 
Review 
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Total Records: 33 2/9/2024 
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 Business License Report 
 

 

01/01/2024 - 01/31/2024 
 

Entity # Application 
Type 

Business 
Name 

Business 
Description 

Location Date 
Received 

Date 
Approved 

Status 

24009 Location 
Change 

Joaquin 
Turner 
Gallery 

Art Gallery Dolores 4 NW of 
6th 

2/1/2024  In Review 

24008 New 
Business 

Il Tegamino Full service restaurant SE Corner of 
Ocean & Monte 

Verde 

1/30/2024  In Review 

24007 New 
Business 

Gallery MAR 
Carmel 
North 

Multi-artist art gallery Dolores 6 NE of 
6th 

2/1/2024  In Review 

24006 Ownership 
Change 

Starchild Retail - kids Ocean 2 SE of 
Mission 

1/24/2024  In Review 

24005 New 
Business 

Nicole 
Cromwell 

Art 

Art Gallery Dolores between 
5th & 6th 

1/16/2024  In Review 

24004 New 
Business 

Shade 
Natural 

Medicine 

Naturopathic Doctor's 
Office 

NE Corner of 
Ocean and San 

Carlos 

2/5/2024  In Review 

24003 Location 
Change 

Kathy 
Sharpe 

Studio and 
Gallery 

Studio-Gallery 
teaching venue 

Mission & 7th 1/11/2024 1/22/2024 Approved 

24002 Ownership 
Change 

Esperanza 
Carmel 

Commercial, 
LLC 

Retail; Two (2) one-
bedroom apartments, 
plus storage 

SW Ocean & 
Lincoln 

1/3/2024  In Review 

24001 New 
Business 

Angelina 
Carmel 

Clothing and 
Accessories 

Ocean Avenue 2 
NE of Dolores 

1/2/2024 1/22/2024 Approved 

        
 

 

Total Records: 9 2/9/2024 
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 Building Permit Report 
 

  

01/01/2024 - 01/31/2024 
 

Permit 
# 

Date 
Submitted 

Date 
Approved 

Project Description Valuation Permit Type Property 
Location 

240045 1/31/2024  Install a new exterior wood 
ramp approximately 41' 
long, including landing. 

5,300 Building Carpenter 4 NW 
of 6th 

240044 1/31/2024  Interior remodel of a 
kitchen, office, and 
bathroom. New gas line 
stub for future firepit in the 
patio. 

9,500 Building Lincoln 3 SE of 
11th 

240043 1/31/2024 2/1/2024 Installation of 1,500 
outdoors tent to cover patio 
from Feb 1, 2024 - Feb 15, 
2024. 

4,000 Building SE Corner of 
Dolores & 7th 

240042 1/31/2024  Interior remodeling and 
relandscaping of historic 
house, 

2,000,000 Building Lincoln 4 NW of 
Santa Lucia 

240041 1/31/2024  Re-roof with Class A Fire 
Rating #1 Cedar Shingle 

49,704 Roofing SE Corner of 
Guadalupe & 7th 

240040 1/31/2024 1/31/2024 Replacement of water 
heater. 

4,000 Plumbing Scenic 2 SE of 
10th 

240039 1/30/2024 2/1/2024 Change Furnance to Heat 
Pump 

22,600 Mechanical Lincoln 3 SE of 
11th 

240038 1/29/2024  Install new stormwater 
drainage system. 

15,000 Building Lobos 5 SE of 
2nd 

240037 1/26/2024 1/30/2024 Removal of collapsing fence 
and construction of a new 
fence. Fence to be 6' tall 
with 1' of trellis on top and 
run for 100' along the 
south property line. 

0 Exempt Work Camino Real 5 
SE of 9th 

240036 1/26/2024  Addition of PV panels and 
micro-inverters to existing 
PV system (qty 7 each). 

9,702 Electrical Santa Rita 4 NW 
of 4th 

240035 1/24/2024 1/26/2024 Removal of two toilets, a 
shower, two sinks, one tub, 
remove drop ceiling in 
bedroom hallway and one 
bathroom, remove top 
decking on deck built 
behind the house to the 
west. 

2,000 Building NW Corner of 
Casanova & 12th 
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240034 1/24/2024  Master Bath Renovation 40,000 Building NE Corner of 
Guadalupe & 6th 

240033 1/24/2024 1/25/2024 Construction of a new 4' 
tall grapestick fence with a 
gate in the front yard. 

0 Exempt Work Torres 5 NE of 
8th 

240032 1/22/2024  Re-build 153sf 2nd floor 
room including roof 
structure. New cabinets 
and flooring in 153sf 1st 
floor kitchen remodel. 
Replace all windows in 
kitchen with wood window 
to match existing structure. 

100,000 Building San Carlos 3 SW 
of 1st 

240031   Driveway & Front Path 
replacements 

0 Building Crespi 2 SW, 
Carmel- by- the- 

Sea 

240030 1/18/2024 1/22/2024 Replace (e) 1.28 gpf toilet 
with a new .8 gpf toilet in 
Unit #2. 

0 Exempt Work SE Corner of 
Monte Verde & 

Ocean 

240029 1/17/2024  Replace 40' of existing 
storm drain line with new 
PVC line. 

7,600 Plumbing NE Corner of 
Ocean & Dolores 

240028 1/16/2024  Addition of a new 200 sf 
detached one car garage. 

0 Building Monte Verde 3 
NW of 11th 

240027 1/17/2024  Remodel Of A Two-Story, 
Existing Single-Family 
Residence Including adding 
Two True- Divided Light, 
Wood Windows To Match 
Existing on The West 
Elevation at The Kitchen. 
The Exterior Siding, Trim, 
And Fascia To Be Patched 
And Matched To Existing As 
Required.  The Project Also 
Includes the Interior 
Remodel of the Kitchen And 
Dining Room and new 
lighting in the Kitchen, 
Dining Room and Living 
Room.  The Project, except 
for the adding of the two 
windows on the West 
Elevation, will be Interior 
Work ONLY.  No Additions 
to Floor Area  and No 
Changes to Exterior Site 
Coverage. 

40,000 Building SW Corner of 
North Camino 
Real and 2nd 
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240026 1/16/2024  Demolition of existing 
house and construction of a 
new 1592 SF 2-story house 
with 200 SF parking pad. 

716,400 Building Torres 4 SE of 
4th 

240025 1/16/2024  TENANT RETROFIT OF 
EXISTING RETAIL SPACE 
IN OPEN MALL, NO 
EXPANSION, SPACE 
PROVIDED AS.IS. 
CURRENTLY OCCUPIED. 
NO PROPOSED CHANGES 
TO OCCUPANCY OR 
EGRESS. 

450,000 Building Carmel Plaza, 
Suite 225B 

240024 1/16/2024  Kitchen renovation with 
interior non-load bearing 
partition wall removal. 

45,000 Building 3053 Rio Road 

240023 1/16/2024  PARTIAL INTERIOR 
REMODEL. REMOVAL AND 
CONSTRUCTION OF 
INTERIOR PARTITION 
WALLS AS NOTED. 
RELOCATE STAIRWAY, 
KITCHEN, AND MASTER 
BATH. NEW INTERIOR 
FINISHES INCLUDING 
PLUMBING FIXTURES, 
MILLWORK, TILE, AND 
COUNTERTOPS. MINOR 
STRUCTURAL 
MODIFICATIONS ARE 
PROPOSED. THERE WILL 
BE NO MODIFICATIONS TO 
THE BUILDING FOOTPRINT 
OR SITE COVERAGE. 
EXTERIOR - RELOCATE 
WINDOW, ADD (2) 
WINDOWS, AND ENLARGE 
DOOR TO REAR PATIO. 

300,000 Building Casanova 4 SE of 
7th 

240022 1/16/2024  1. REMODEL AN EXISTING 
ONE-STORY SINGLE-
FAMILY DWELLING WITH A 
NEW ONE-STORY 
ADDITION, NEW SIDING, 
NEW WINDOWS AND 
DOORS. 2.INTERIOR 
REMODEL REPLACING 
EXISTING MATERIALS AND 
MODIFYING WALLS. 

753,400 Building Monte Verde 3 
NW of 11th 

240021 1/12/2024 1/12/2024 Remove wood shakes and 
replace with new CeDur 
Straight Course Shake 50 
year in color Walden. 

143,000 Roofing Lincoln 2 NE of 
Santa Lucia 
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240020 1/12/2024  Installation of new standby 
Generator 

35,000 Electrical SW Corner of 
Carmelo & 7th 

240019 1/11/2024  Residential PV Roof Mount- 
System Size 2.25 KW. 

35,000 Electrical 4 Oak Knoll Way 

240018 1/11/2024 1/11/2024 Replace 100amp main 
electrical panel with new 
100amp panel. 

8,000 Electrical Carpenter 2 NE 
of 2nd 

240017 1/11/2024 1/11/2024 Replace existing furnace 
that is leaking carbon 
monoxide with new Bryant 
926TB42060, 96% efficient 
furnace. 

5,425 Mechanical 7th 2 NE of 
Forest 

240016 1/11/2024 1/11/2024 Replace garage roof. 
Existing roof is unfinished 
tarp paper. Install new 
Timberline HDZ Pewter HD 
composition shingles. 

3,400 Roofing Lincoln 3 NW of 
4th 

240015 1/11/2024  Demolition/removal of 
existing hedge and 
construction of a new 10' 
tall wood fence. 

4,500 Building 2981 Franciscan 
Way 

240014 1/11/2024  Rebuild Garage with new 
ADU above. 

280,000 Building SW Corner of 
Santa Fe and 

Mountain View 

240013 1/10/2024 1/10/2024 Replacement of a 5'x4' 
porch tile section with new 
tile. Remove and replace 
eroded impervious carmel 
stone on back patio and 
side patio with new 
impervious carmel stone 
patio. 

0 Exempt Work NE Corner of 
Carmelo & 4th 

240012 1/10/2024  Kitchen & bath replace all 
cabinetry, new opening 
kitchen to bedroom, move 
laundry 

75,000 Building NE Corner of 
Mission & 4th, 

Unit B 
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240011 1/8/2024 1/12/2024 REQUESTING AN 
EXPLORATORY PERMIT TO 
REVIEW EXISTING 
CONDITIONS FOR FUTURE 
MINOR INTERIOR 
REMODEL. the work will be 
performed in the basement 
with approx. 150 sq ft of 
1/8" ceiling panel to be 
removed and/or opened up 
to expose the upper floor 
framing and beams. The 
purpose of the exploratory 
permit is to visually inspect 
and document existing floor 
framing size and direction 
for future interior re-model. 

500 Demolition Santa Fe 7 SW of 
8th 

240010 1/8/2024  New entry face, gate & 
trellis. Add new window 
and planter box above 
garage door. Extend the 
deck on the west side of 
the residence. Replace one 
window with a french door 
for better deck access. 
Remove redwood decking 
and replace with Trex 
decking. 

25,000 Building SE Corner of San 
Antonio & 2nd 

240009 1/5/2024 1/5/2024 Tear off (e) wood shake 
roof and install (n) Tayler 
metal roof in color 
"Musket". 

25,000 Roofing NW Corner of 
San Carlos & 2nd 

240008 1/4/2024 1/22/2024 AC COUPLED BATTERY 
INSTALLATION WITH 
TESLA POWERWALL 2 ESS 
UNIT 

22,945 Electrical Casanova 4 NW 
of Ocean 

240007 12/19/2023 12/19/2023 Replace (e) 100 amp 
electrical panel with (n) 100 
amp electrical panel. 

6,000 Electrical NW Corner of 
Guadalupe & 6th 

240006 1/3/2024 1/3/2024 Upgrade existing 100amp 
service panel to 200amp 
panel. 

2,000 Electrical Monte Verde 5 
SW of 13th 

240005 1/3/2024 1/4/2024 Reconstruct fence along 
rear property line, 
approximately 60' long and 
6' tall. 

2,000 Exempt Work Camino Real 13 
NE of 4th 
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240004 1/2/2024 1/24/2024 Repair of existing 120sf 
deck. In-kind replacement 
of 2x6 redwood decking to 
match existing and 
replacement of deteriorated 
deck substructure per 
structural engineer 
documents, no change in 
deck size. 

10,000 Building Monte Verde 2 
NW of Ocean 

240003 1/2/2024 1/2/2024 Replace leaking gas line in 
the right-of-way. Install 1 
1/2" gas line from meter to 
point of connection at 
building. Connect to 
existing 1" line feeding 
patio & 3/4" line feeding 
equipment. 

6,500 Plumbing SW Corner of 
Ocean & San 

Carlos 

240002 1/2/2024 1/2/2024 Replace water heater. 
Install new Navien NPE-240 
A2 tankless water heater. 

4,000 Plumbing SW Corner of 
Monte Verde & 

5th 

240001 1/2/2024 1/2/2024 Strip old carpet and install 
new vinyl flooring 
throughout the inn. 

0 Exempt Work Casanova 3 SE of 
7th 

       
 

  

Total Records: 45 2/9/2024 
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 Code Compliance Report 
 

  

01/01/2024 - 01/31/2024 
 

Case # Case Date Status Location Problem Description Date 
Received 

Date 
Closed 

24047 1/29/2024 1st NOV 
sent 

Lopez 5 NW of 4th Transient rental 1/29/2024  

24046 1/30/2024 STR 
verified 

2nd 2 NE of N 
Camino Real 

Transient rental 1/30/2024  

24045 1/29/2024 1st NOV 
sent 

SEC Lobos and 3rd Transient rental 1/29/2024  

24044 1/26/2024 Closed NEC Monte Verde and 
13th 

Construction signs in 
right-of-way 

1/26/2024 1/26/2024 

24043 1/24/2024 Closed Dolores NE of 6th Cones in parking space 1/24/2024 1/24/2024 

24042 1/23/2024 Open Crespi 4 SE of Forest Retaining wall 
construction 

1/23/2024  

24041 1/23/2024 Open Junipero 4 NW of 
13th 

Tree cutting 1/23/2024  

24040 1/18/2024 Open  Business without a 
license 

1/18/2024  

24039 1/31/2024 Open SEC Dolores and 7th Tent construction 
requiring a permit 

1/31/2024  

24038 1/30/2024 Open Scenic 2 SE of 10th Water heater 
replacement 

1/30/2024  

24037 1/23/2024 Open NWC Casanova and 
12th 

Bathroom remodel 1/23/2024  

24036 1/19/2024 Closed San Antonio 3 SW of 
13th 

Cones and building 
materials in right-of-way 

1/19/2024  

24035 1/19/2024 Open Mission 2 SW of 13th Construction site 
maintenance 

1/19/2024  

24034 1/18/2024 Open Lobos 2 SE of 1st Boulders in right-of-way 1/18/2024  

24033 1/18/2024 Open Lobos 3 SE of 1st Boulders in right-of-way 1/1/1900  

24032 1/18/2024 Open SEC Lincoln and 4th Exterior lighting 1/18/2024  

24031 1/18/2024 Closed Lincoln 3 NE of 5th Construction dirt in street 1/18/2024 1/19/2024 

24030 1/29/2024 Open SE Corner of Scenic & 
9th 

Demolition & Repair work 
including but not limited 
to the garage roof/patio 
deck framing consisting 
of structural repairs, 
drywall and electrical 
work. Requires existing 
and proposed plans to be 
submitted and approved 
permit in hand prior to 
recommencing work. 

1/29/2024  
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24029 1/16/2024 1st NOV 
sent 

7th 2 SW of Forest Transient Rental 1/16/2024  

24028 1/16/2024 Potential 
STR 

identified 

Forest 4 SW of 7th Transient Rental 1/16/2024  

24027 1/15/2024 Closed SEC Scenic and 11th Transient rental 1/15/2024 2/8/2024 

24026 1/12/2024 Closed Casanova 4 SE of 8th Cones in right-of-way 1/12/2024 1/12/2024 

24025 1/12/2024 Closed Ocean NW of Lincoln Sign in sidewalk 1/12/2024 1/12/2024 

24024 1/11/2024 Closed 7th NE of Dolores Dresser in sidewalk 1/11/2024 1/11/2024 

24023 1/11/2024 Closed Dolores NW of 7th Chair in sidewalk 1/11/2024 1/11/2024 

24022 1/9/2024 Closed SWC Camino Real 
and Ocean 

Portable toilet in right-of-
way 

1/9/2024 1/11/2024 

24021 1/8/2024 Closed Dolores NE of 6th Business use violation 1/8/2024 1/19/2024 

24020 1/9/2024 Closed 12th NE of San 
Antonio 

Cones in street 1/9/2024 1/9/2024 

24019 1/22/2024 Closed San Carlos 2 SW of 
1st 

Excessive construction 
debris on site, lack 
of/missing erosion 
controls, construction 
debris and equipment in 
R.O.W., stock piles 
without proper 
protection, missing 
required rebar 
protectionion at all 
exposed bars 

1/22/2024 1/25/2024 

24018 1/8/2024 Open San Carlos SW of 
Ocean 

Covered outdoor space 1/8/2024  

24017 1/9/2024 Closed Mission 6 NW of 6th Exterior signage 1/9/2024 1/15/2024 

24016 1/8/2024 Closed Lincoln 5 NE of 6th Trash in street/sidewalk 12/25/2023 1/12/2024 

24014 1/11/2024 Open SW Corner Mt. View 
& 8th 

Construction/Demolition 
without proper permits or 
authorization including 
an entire interior remodel 
with new windows and 
potentially a new deck. 
Because of the amount 
of demolition, a new 
sprinkler system will be 
required. 

1/11/2024  

       
 

  

Total Records: 33 2/9/2024 
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 Transient Rental Report 
 

  

01/01/2024 - 01/31/2024 
 

Case # Street Status Date Received Last Status 
Date 

Date Closed 

24047 Lopez 1st NOV sent 1/29/2024 2/5/2024  

24046 2nd STR verified 1/30/2024 2/6/2024  

24045 Lobos 1st NOV sent 1/29/2024 2/6/2024  

24029 7th 1st NOV sent 1/16/2024 1/23/2024  

24028 Forest Potential STR identified 1/16/2024 1/22/2024  

24027 Scenic 1st NOV sent 1/15/2024 1/23/2024  

      
 

 

  

Total Records: 6 2/6/2024 
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 Encroachment Permit Report 
 

  

01/01/2024 - 01/31/2024 
 

Permit 
# 

Permit 
Type 

Date 
Submitted 

Project Description Property 
Location 

Date 
Issued 

Status 

240021 Temp Ench 1/31/2024 PG&E to complete gas 
maintenance. Excavate a 4'x5' 
bellhole for one day plus 
restoration. PM# 35512144. 

San Antonio 2 
SW of 12th 

2/1/2024 Issued 

240020 Temp Ench 1/31/2024 6'x21' asphalt patch for 
CalAm, job # 1961. 

Casanova 7 NW 
of Ocean 

2/1/2024 Issued 

240019 Temp Ench 1/31/2024 PG&E to replace pole, extend 
primary, install overhead 
transformer, and convert 
overhead to underground 
service. PM# 35513198. 

Dolores 5 SW of 
1st 

1/31/2024 Issued 

240018 Temp Ench 1/30/2024 PG&E to replace poles, install 
anchors, extend overhead 
primary, install overhead 
transformers, install buss bars, 
and install underground 
service. PM# 35471004. 

Camino Real 3 
SW of 13th 

1/31/2024 Issued 

240017 Driveway 1/30/2024 Remove and replace existing 
driveway. Remove existing 
asphalt and install new 
decomposed granite with 3' 
asphalt apron. 

Santa Fe 5 SE of 
Ocean 

 In Review 

240016 Temp Ench 1/30/2024 Applicant to trench, backfill & 
Install electric substructures. 
PG&E to replace overhead 
transformer & install 
underground service. PM# 
35481787. 

San Antonio 2 
NW of 10th 

1/31/2024 Issued 

240015 Temp Ench 1/29/2024 Applicant to trench, backfill & 
install electric substructures. 
PG&E to install underground 
service, replace pole, and 
install overhead transformer. 
PM# 35420842. 

Carmelo 2 SW of 
9th 

1/29/2024 In Review 

240014 Temp Ench 1/26/2024 Construction of new SFR and 
ADU. Posting of No Parking 
signs in the two parking stalls 
in front of the vacant lot being 
built on. Encroachment is for 
access only, no storage of 
materials in the ROW.  
 

Mission 3 NE of 
10th 

2/7/2024 Issued 
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240013 Temp Ench 1/26/2024 Stormwater management 
encroaching into the City right 
of way. 

Mission 5 NW of 
Santa Lucia 

1/29/2024 Issued 

240012 Driveway 1/25/2024 Remove old broken up, 
asphalt approach and replace 
with new asphalt 3' x  14' 

Santa Fe 3 NW of 
3rd 

1/25/2024 Issued 

240011 Driveway 1/24/2024 Replace existing asphalt with 
new concrete pavers. 
Replacement to be done in the 
same location and size. 

NW Corner of 
Junipero & 1st 

1/31/2024 Issued 

240010 Temp Ench 1/24/2024 Replace sewer lateral from 
house to the City main in the 
middle of the road. 
 
CONDITION: No work allowed 
1/29/24 - 1/31/24. 

5th 2 SE of 
Torres 

1/25/2024 Issued 

240009 Temp Ench 1/19/2024 PG&E to replace poles, install 
overhead transformers, extend 
primary, install overhead 
services & install anchors. 
PM# 35429581. 

Camino Real 4 
NE of 11th 

1/24/2024 Issued 

240008 Temp Ench 1/18/2024 5'x8' asphalt sidewalk repair 
and 5'x41' asphalt restoration 
for CalAm Job #1959. 

SE Corner of San 
Carlos & 8th 

1/18/2024 Issued 

240007 Temp Ench 1/16/2024 Excavate a trench for PG&E 
purposes. 

Lobos 3 SE of 3rd 1/18/2024 In Review 

240006 Driveway 1/16/2024 Installation of a new 9' wide 
by 55' long tire tread driveway 
with natural material in the 
middle strip. 

4910 Monterey St  In Review 

240005 Temp Ench 1/4/2024 AT&T Job No# A02R7WZ - 
TCP for SB and MH access, 
place and splice fiber cable, no 
excavation. 

SE Corner of San 
Carlos & 7th, SEC 
of Mission & 7th 

1/10/2024 Issued 

240004 Temp Ench 1/2/2024 Close one lane of Junipero 
between 4th and 5th for a 
concrete pump truck. 

Junipero 3 SW of 
4th 

1/3/2024 Issued 

240003 Temp Ench 1/2/2024 Replace gas line from meter in 
sidewalk to building. Open 
8'x12" concrete for new gas 
line. 
 
CONDITIONS: REPLACEMENT 
OF THE 3'X8' CONCRETE 
PANEL IS REQUIRED. 
CONCRETE TO BE COLORED 
WITH SEQUOIA SAND 
CONCRETE DYE. 

SW Corner of 
Ocean & San 

Carlos 

1/3/2024 Issued 
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240002 Temp Ench 1/2/2024 AT&T Job No A02R71W - 
Traffic control for SB and MH 
access, place and splice fiber 
cable, no excavation. 

Junipero 2 NE of 
5th 

1/3/2024 Issued 

240001 Temp Ench 1/2/2024 PG&E to trench and backfill a 
5'x5' bellhole to abandon 
existing gas service. PM# 
35514526. 

San Carlos 2 NE 
of 5th 

1/4/2024 Issued 

       
 

  

Total Records: 21 2/9/2024 
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 Tree Permit Report 
 

  

01/01/2024 - 01/31/2024 
 

Permit 
# 

Permit 
Date 

Permit 
Type 

Location 
of 

Property 

Description Status Approved 
Date 

24001 1/2/2024 Tree Monte 
Verde 3 NE 

of 9th 

EMERGENCY: Property Owner and 
Applicant claimed that Justin Ono has 
already evaluated this tree. 
REMOVAL/PRUNING: One (1) Acacia 
tree limb; tree is spliced at base; the 
secondary tree limb developed into a 
2-story tree, and it is leaning. Acacia 
limb is 20"+ DBH; it is approx. 2.5 
stories tall and is leaning toward 
neighbor's property. 

In 
Review 

 

24002 1/3/2024 Tree Mission 
Street, DEL 
MISSION 
COURT 

TRACT NO 
758 UNIT 4 

Tree trimming Approved  

24003 1/3/2024 Tree Dolores 
Street 3 SE 

of 3rd 

REMOVE: One (1) Oak tree. Approved  

24004 1/3/2024 Tree w/ 
Construction 

NEC 
STERLING 
WAY AND 

PERRY 
NEWBERRY 

REMOVE: ONE (1) NOT SIGNIFICANT 
TREE (6", 7") UNIDENTIFIED 
SPECIES; SEE TREE REPORT. 
Proposed project includes REMODEL 
AND ADDITION TO (E) SFR. 

Approved  

24005 1/4/2024 Tree Front of 
parcel 

within City 
right of way 

REMOVE: Tree and roots of One (1) 
32-inch Monterey Pine within City 
right of way. 

Approved  

24006 1/5/2024 Tree Santa Rita 3 
NE of 4th 

PRUNING: 6-8 limbs, approx. 4 - 6" in 
diameter. 

Approved  
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24007 1/8/2024 Tree 
Evaluation 

Santa Fe 3 
NW of 3rd 

Ave. 

EVALUATION: Assess leaning forked 
tree across from my. home. One (1) 
forked tree wherein one of the forks is 
nearly straight but the other part of 
the fork significantly leans towards my 
house. I would say the diameter of 
the tree is about 24" - 28" at the base 
and each of the forks is likely about 
18" in diameter. I'd think that half of 
the tree would be retained and the 
leaning half be excised. This tree is 
immediately across the street, on city 
property, from my house. It is VERY 
tall and if it fell in another rainstorm, 
would likely impact 2 - 3 different 
homes. I'm submitting a couple 
photos of the leaning fork. Note that 
my property - across the street from 
the leaning tree -  has the white SUV 
in the front for context. 

In 
Review 

 

24008 1/10/2024 Tree Guadalupe 
3 NE 6th 

Pruning/removal of two to three upper 
limbs 

Approved 1/10/2024 

24009 1/10/2024 Tree NW Corner 
of Dolores & 

10th 

REMOVE: One (1) 28-FT Monterey 
Pine. PRUNE: one (1) large, lower 
limb, while we wait for City to remove 
tree. 

Approved  

24010 1/10/2024 Tree NE Corner 
of Lincoln & 

10th 

PRUNING: One (1) extra large Pine 
tree near guest house. 32'. Remove 
four (4) lowest limbs over house; 
remove large dead wood. 

In 
Review 

 

24011 1/10/2024 Tree Camino Real 
5 SW of 2nd 

REMOVAL: One (1) 24" diameter Oak 
tree. 

Approved  

24012 1/10/2024 Tree 0 NE 2nd 
Avenue and 

Lincoln 
Street 

EVALUATE: One (1) Redwood tree, 
approx. 100 feet tall. 

In 
Review 

 

24013 1/12/2024 Tree Camino Real 
5 SE of 
12th, 

"Ocean 
Song" 

AFTER-THE-FACT application 
received; work was begun before a 
permit was obtained. PRUNING: 
Monterey Cypress tree pruning to 
maintain health and balance of tree. 

In 
Review 

 

24014 1/12/2024 Tree 13th 2 SE of 
Lincoln 

Removal of one Monterey Pine and 
one Pittosporum, pruning of one Oak. 

Approved  

24015 1/12/2024 Tree SE Corner 
of 10th & 
Lincoln 

Removal of one (1) Monterey Pine, 
20". 

Approved  

24016 1/18/2024 Tree Carmelo 2 
NW of 12th 

Trim tree branches around electrical 
wire 

In 
Review 
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24017 1/23/2024 Tree 
Evaluation 

5006 
Monterey 
Street, 

Carmel, CA 
93923 

EVALUATION ONLY. Approved  

24018 1/24/2024 Tree SW Corner 
of San 

Carlos & 
12th 

Pruning one Monterey Pine of 8 
branches ranging from 2" to 8" and 
removal of one Monterey Pine, 42" 
DBH, 90' tall. 

In 
Review 

 

24019 1/25/2024 Tree 0 NE 2nd 
Avenue and 

Lincoln 
Street 

REMOVE: One (1) Redwood tree, 
approx. 100 feet tall. 

Approved  

24020 1/25/2024 Tree 
Evaluation 

Casanova 5 
SE of 4th; 
tree roots 

are on 
neighbor's 
property to 
the North 

EVALUATION ONLY: One (1) tree, 
Monterey Pine, approximately 30 feet. 

In 
Review 

 

24021 1/29/2024 Tree Carmelo 
2NW of 
Ocean 

Remove Podocarpus in front and 
replace with olive tree, remove oak in 
right of way 

In 
Review 

 

24022 1/30/2024 Tree 
Evaluation 

SW Corner 
of San 

Carlos & 
Vista 

Tree Evaluation of large Monterey 
Pine 

In 
Review 

 

24023 1/30/2024 Tree 
Evaluation 

Mission 4 
SW of Vista 

Evaluation of one pine on private 
property and one pine on public 
property. 

In 
Review 

 

24024 1/30/2024   VOID - DUPLICATE Closed  
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24025 1/30/2024 Tree 
Evaluation 

Monte 
Verde 2 SW 

12 

Justin I hope this note finds you well.   
We are the homeowners at Monte 
Verde 3 SW 12th Ave, and along with 
our neighbor, Francine Kissler, at 
Monte Verde 2 SW 12th Ave, we are 
writing to ask for your help with a 
Pine Tree that is in the public right of 
Way between our houses. Since it is 
in the public right of way I understand 
that the tree is the responsibility of 
the city.   I met with Andrew Topes 
from Topes tree service today and he 
recommended I reach out to you for 
your advice and direction on how to 
proceed.   Andrews observation from 
our visit today:  The tree is in general 
very poor health, with little residual 
life span expectancy (Compared to 
pines across the street from it - it 
does not have any healthy new green 
needles) See attached image 1 There 
is evidence of beetle rot at the base of 
the tree. See attached image 0 There 
is a very large dead branch hanging 
over our driveway at 3SW.  The tree 
is leaning pretty significantly in the 
SW direction and we are worried that 
it is a threat to our houses in severe 
winter storms.  Can you please let usI 
know how we can best start the 
process of removing the tree, and 
working with you to select a new tree 
to plant there. We would ideally like 
to plant an Oak Tree.   I know we are 
entering the holiday season and that 
you are busy helping other residents, 
but if you could help us with a quick 
acknowledgment of what the next 
steps are and if there is any leg work 
we can do that would be much 
appreciated.   Thanks for your advice 
and suggestions.   Stephen Engblom 
415-583-9292  Francine Kissler  831-
620-2902 

In 
Review 

 

24026 1/31/2024 Tree SW Corner 
Santa Fe & 

1st 

City tree removal per Forester's 
assessment 

Approved  

       
 

  

Total Records: 26 2/9/2024 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Brandon Swanson 

APPROVED
BY:

N/A 

SUBJECT:

UP 23-378 (Il Tegamino): Consideration of a Use Permit to convert an existing 215-
square-foot retail space, adjacent to Il Tegamino Restaurant, to a restaurant use with no net
increase in the number of permitted indoor seats located off Ocean Avenue southwest of
Monte Verde Street in the Court of the Golden Bough, Block 74; Lots 5 & 6; APN: 010-
201-005-000.
 

Application: UP 23-378 APN: 010-201-005-000 
Block:74 Lot:5 & 6 
Location: Ocean Avenue southwest of Monte Verde Street in the Court of the Golden Bough
Applicant:Colleen Chen Property Owner: Dennis Levett

Executive Summary:
The applicant is requesting approval of a Use Permit to expand the existing restaurant into an adjacent
commercial business space with no net increase in seating or changes to the existing outdoor seating area
within the courtyard. 

Recommendation:
 
Adopt a Resolution (Attachment 1) approving a Use Permit (UP 23-378) to convert an existing 215-square-
foot retail space, adjacent to Il Tegamino Restaurant, to a restaurant use with no net increase in the number
of permitted indoor seats located off Ocean Avenue southwest of Monte Verde Street in the Court of the
Golden Bough, APN: 010-201-005-000.

Background and Project Description:
 
Il Tegamino Restaurant currently operates under original Use Permit #82-40, which allows 24 interior seats



and 28 exterior seats.  Additional Use Permits have been approved over time to allow live music (UP 15-
317) and to modify operating hours (UP 19-321), but the number of allowed seats has remain unchanged. 
Given the small footprint of the currently entitled space, it has been difficult to fully utilize the number of
indoor seats (24 total) authorized by the original Use Permit.  Recently, with the closure of the small retail
space immediately adjacent to the restaurant, the restaurant owners wish to take the opportunity to expand
the footprint of the business to maximize indoor seating capacity.  The vacant space was previously entitled
as a “Retail” use prior to closing down.  In the Central Commercial Zoning District (CC), “Full Line”
restaurants require a Conditional Use Permit to be approved by the Planning Commission.  This is the
reason the item has been brought to the Planning Commission.   
 
The adjacent space has a shared interior wall, and a doorway that already exists with access to the existing
dining room and kitchen.  The additional seats will not pose any impacts to the exterior operations of the
restaurant, surrounding businesses or the inter-block walkway known as the ‘Court of the Golden Bough’. 
No additional outdoor seats are proposed as part of this project.

Staff Analysis:

Other Project Components:
 
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines and local environmental regulations, pursuant to Section 15303 (Class 3)
– New Construction or Conversion of Small Structures. The project consists of the conversion of an
existing retail space from an art gallery to a dining room associated with the adjacent full-line restaurant
known as Toro also includes alterations to the existing outdoor dining area within the existing courtyard of the
property. The project does not present any unusual circumstances that would result in a potentially
significant environmental impact, and no exceptions to the exemption exists pursuant to Section 15300.2 of
the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 - Seating Plan



 

 

 

CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2023-XXX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA APPROVING A 
CONDITIONAL USE PERMIT (UP 23-378) TO CONVERT AN EXISTING 215-SQUARE-FOOT RETAIL SPACE, 

ADJACENT TO IL TEGAMINO RESTAURANT, TO A RESTAURANT USE WITH NO NET INCREASE IN THE NUMBER 
OF PERMITTED INDOOR SEATS LOCATED OFF OCEAN AVENUE SOUTHWEST OF MONTE VERDE STREET IN THE 

COURT OF THE GOLDEN BOUGH, APN: 010-201-005-000. 
 

WHEREAS, On December 12, 2023 business owner Colleen Chen (“Applicant”), on behalf of the property 
owner, Dennis Levett, submitted an application requesting approval of a Use Permit (UP 23-378)  described herein 
(“Application”); and 

 
WHEREAS, the applicant is proposing to expand the existing restaurant into an adjacent vacant 

commercial business space to allow for additional space for indoor seating, but not exceeding 24 total seats as 
authorized by the original Use Permit (#82-40); and  

 
WHEREAS, Full-Line Restaurants are permitted in the Central Commercial CC zoning district upon issuance 

of a Conditional Use Permit by the Planning Commission (CMC 17.14.030); and 
 
WHEREAS, the applicant is not proposing, and this approval does not authorize any additional outdoor 

seating above what was authorized by the original Use Permit (#82-40);  
 
WHEREAS, on February 2nd, 2024, notice of the public hearing was published in compliance with State 

law (California Government Code 65091), as well as hand-delivery of the public notice by the Applicant to each 
property owner within a 100-foot radius of the project site indicating the date and time of the public hearing; and 
 

WHEREAS, on February 13th, 2023, the Planning Commission held a public hearing to receive public 
testimony regarding the Application, including without limitation, information provided to the Planning 
Commission by City staff and public testimony on the Application; and 
 

WHEREAS, this Resolution and its findings are made based upon evidence presented to the Commission 
at its February 13th, 2024 hearing including, without limitation, the staff report submitted by the Community 
Planning and Building Department; and 

 
WHEREAS, the Planning Commission did hear and consider all said reports, recommendations, 

attachments and testimony herein above set forth and used their independent judgement to evaluate the 
Application; and 

 
WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 21000, et seq., 

"CEQA"), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the "CEQA Guidelines") 
and City Environmental Regulations (CMC 17.60) require the review of certain projects for environmental impacts 
and preparation of environmental documents; and 
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WHEREAS, the Planning Commission finds that pursuant to CEQA regulations, the Application is 
categorically exempt under Section 15303 (Class 3) – New construction or conversion of small structures and no 
exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; and  
 

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated herein by reference. 
 
 NOW THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of Carmel-By-The-Sea does 
hereby make the following findings and determinations regarding the Conditional Use Permit:  
 

FINDINGS REQUIRED FOR USE PERMIT APPROVAL (CMC 17.64) For each of the required findings listed below, 
staff has indicated whether the plans, as submitted or as conditioned, support the adoption of the findings. For 
all findings checked "no" the staff report discusses the issues to facilitate the Planning Commission's decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Findings – CMC 17.64.010 General Findings Required for All Use Permits YES NO 

1. The proposed use will not conflict with the City's General Plan. ✔   

2. That the proposed use will comply with all zoning standards applicable to the use and zoning 
district. 

✔   

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

✔   

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

✔   

5. That the proposed use will not be injurious to public health, safety, or welfare.  ✔   

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

✔   

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

✔   

Municipal Code Findings – 17.64.020 General Findings Required for Commercial Use Permits 
 

  

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

✔   

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

✔   

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

✔   

 
 

FINDINGS REQUIRED FOR DESIGN REVIEW APPROVAL (CMC 17.58.060) For each of the required findings listed 
below, staff has indicated whether the plans, as submitted or as conditioned, support the adoption of the 
findings. For all findings checked "no" the staff report discusses the issues to facilitate the Planning 
Commission's decision-making. Findings checked "yes" may or may not be discussed in the report depending 
on the issues. 

Municipal Code Findings – CMC 17.58.060 Findings for Design Review Approval YES NO 

1. Conform to the applicable policies of the General Plan and the Local Coastal Program; ✔   

2. Comply with all applicable provisions of this code; and ✔   

3. Are consistent with applicable adopted design review guidelines. ✔   

 
BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea does hereby approve 
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Use Permit (UP 23-378) to convert an existing 215-square-foot retail space, immediately adjacent to Il Tegamino 
Restaurant, to a restaurant use with no net increase in the number of permitted indoor seats located off Ocean 
Avenue southwest of Monte Verde Street in the Court of the Golden Bough, Block 74; Lots 5 & 6; APN: 010-201-
005-000subject to the following Conditions of Approval: 
 
 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions   

1.  Authorization. Authorization. This approval Use Permit (UP 23-378) authorizes: the expanded use 

of a full-line line restaurant into a space located in an existing 215-square-foot retail space, 

immediately adjacent to Il Tegamino Restaurant, shown in Exhibit A to this Resolution. The 

business shall operate consistent with the seating plan and business description reviewed by the 

Planning Commission on February 13, 2024 unless modified by the Conditions of Approval herein.   

✔ 

2.  Use Permit. This Use Permit (UP 23-378) is in addition to all previous existing Use Permit 

associated with the existing use, which shall remain in force, including conditions, total number of 

seats and hours of operation.  

✔ 

3.  Codes and Ordinances. The project shall be constructed in conformance with all requirements of 

the Central Commercial (CC) 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. 

✔ 

4.  Permit Validity - Initiation. This approval shall be valid for six (6) months from the date of action. 

An extension to this approval may be granted consistent with Condition of Approval #6.  
✔ 

5.  Permit Vesting – This permit shall be considered vested once a new business license has been 

issued consistent Condition of Approval #29.   
 

6.  Permit Extension. The Planning Commission may grant one extension for approvals originally 

subject to a public hearing. A request to extend the permit approval must be submitted in writing 

and the appropriate fees paid prior to expiration of the permit.  

✔ 

7.  Water Use. Approval of this application does not permit an increase in water use on the project 

site without adequate supply. Should the Monterey Peninsula Water Management District 

determine that adequate water is not available for this site, this permit will be scheduled for 

reconsideration and appropriate findings prepared for review and adoption by the Planning 

Commission. 

✔ 

8.  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. 

✔ 
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9.  Conditions of Approval. These Conditions of Approval shall be signed and returned to the 

Community Planning and Building Department prior to initiation of this use permit.   
✔ 

SPECIAL CONDITIONS 

10.  Hours of Operation. Consistent with the existing Use Permit (#82-40) The full line restaurant is 

permitted to operate between the hours of 11:30 AM and 10:30 PM seven (7) days a week.  No 

new customers shall be seated in the outside area after 10:00 PM.   

 

 

✔ 

11.  Seating.  The full line restaurant is permitted a total of forty (24) interior seats split between the 

two tenant spaces (“existing” and “new”) shown in Exhibit A of this resolution.  The maximum 

seating capacity within either tenant space shall not exceed the standards in the State Uniform 

Building and Fire Codes. 

 

✔ 

12.  Exterior Lighting.  No new exterior lighting is approved under this application.  All existing lighting 

that is not permanently affixed to the building shall be removed from the site immediately.  
✔ 

13.  Business Signage. No additional exterior sign is permitted. An interior sign is allowed to identify 

the location of the take-out service in accordance with Section 17.40.040 (Interior Signs) 
✔ 

14.  Alcohol Sales. Any sale of alcoholic beverages shall be subordinate to this primary use. ✔ 

15.  Prohibitions. Drive-in, formula, and fast food establishments are prohibited. ✔ 

16.  Alcohol Service. Substantially all foods from the standard menu shall be available for purchase 

during the hours that alcoholic beverages are being served. 
✔ 

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

18.  Maximum Occupancy. The maximum seating capacity shall not exceed the standards in the 

California Building and Fire Codes, the number of seats approved by this Use Permit, or the 

number of seats permitted by the Monterey Peninsula Water Management District based on 

water use, whichever is less. In addition to the maximum occupant load, the seating capacity shall 

be posted on the premises. 

✔ 

19.  Off-Site Consumption of Food. Food sold for consumption off the premises shall be incidental to 

the primary use. Such food shall be placed in covered containers or wrappings, and all house-

brand labeled food store goods such as vinegar, oils, and salad dressings shall be prepackaged and 

sealed. 

✔ 

20.  Trash Storage. Adequate facilities shall be provided on the site for the closed storage of trash and 

garbage generated by the use. The on-site storage shall be designed so that the area can be 

cleaned and the refuse removed without creating a public nuisance and without being placed on 

the sidewalks or other public ways. If the method of cooking used will generate hot ashes, a 

storage facility and disposal method shall first be approved by the Fire Department. 

✔ 

21.  Restrooms. At least one restroom shall be available for use by both sexes within, or conveniently 

adjacent to, the specific business premises and on the same property on which the use is located. 

This restroom shall comply with all provisions of the State Uniform Building and Plumbing Codes as 

to the required size, location, and accessibility standards, and shall be available for use by both the 

employees and patrons of the business. 

✔ 

22.  Prohibited Food Packaging. Except as provided in CMC 8.68, no restaurant shall provide prepared 

food to its customers in CFC-processed food packaging or polystyrene food packaging, nor shall 

any restaurant purchase, obtain, keep, sell, distribute, provide to customers, or otherwise use in 

its business any CFC-processed food packaging or polystyrene food packaging. Restaurants shall 

✔ 
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retain each supplier’s written statement for 12 months from the date of receipt of any food 

packaging from that supplier. 

23.  Disposable Food Packaging. All restaurants within the City of Carmel-by-the-Sea utilizing 

disposable food packaging shall exclusively use biodegradable/ compostable or recyclable 

products. Each restaurant shall maintain written records as detailed in CMC 8.68(A)(2) and (3) 

evidencing its compliance with this section. 

✔ 

24.  Single-Use Beverage Straws. Restaurants shall provide single-use beverage straws only when 

requested by a customer. Restaurants shall provide single-use disposable to-go utensils only when 

requested by a customer. 

 

✔ 

25.  Disposable Food Service Ware. All restaurants utilizing any disposable food service ware shall use 

biodegradable/compostable or recyclable products. Compostable products must be ASTM-

certified. 

✔ 

26.  Nonfood Merchandise. The sale of nonfood merchandise directly related to the restaurant use is 

allowed if incidental to the primary use. 
✔ 

27.  Exterior Modifications & Signage. This approval does not authorize any exterior modifications to 

the building or the installation of any exterior signage. A separate Design Review and Sign 

applications shall be submitted for review and approval by the Community Planning and Building 

Department. 

✔ 

28.  Licensing and Inspections. Prior to commencement of business operation, the applicant/business 

owner shall be responsible for obtaining any required license amendments, including but not 

limited to, amendments to the business’s ABC License, and approvals from the Monterey County 

Health Department. 

✔ 

29.  Business License Amendment. The business owner currently operating at the site shall amend the 

existing business license approval for compliance with the this use permit (UP 23-378). All required 

business license inspections shall be passed prior to issuance of an amended business license.  

✔ 

 
 
 
 

              ______________________________        ___________________________    __________ 
Property Owner Signature                          Printed Name                                       Date 

 

Once signed, please return it to the Community Planning & Building Department. 
 
 PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA this 13th 
day of February 2024, by the following vote:  
  
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
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APPROVED:    ATTEST: 
 
        
 
_________________________  _________________________  
Michael LePage    Leah Young 
Chair     Planning Commission Secretary 
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EXHIBIT A 
Seating Plan 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Alec Barton, AICP, Contract Planner 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT:

DS 23-273 (Fortune): Consideration of a Final Design Study and associated Coastal
Development Permit for the demolition of a 173-square-foot detached garage and
construction of an 820-square-foot net addition inclusive of a new 244-square-foot attached
garage to an existing 794-square-foot, one-story single-family residence located at
Guadalupe Street 3 southeast of 3rd Avenue in the Single-Family Residential (R-1)
District. APN: 010-023-014-000.
 

Application: DS 23-373 (Fortune) APN: 010-023-014 
Block:41 Lot:8 
Location: Guadalupe Street 3 SE of 3rd Avenue
Applicant:David Fortune Property Owner: Kaja and David Fortune

Executive Summary:
The applicant is requesting approval of a Final Design Study and associated Coastal Development Permit
for the demolition of a detached garage and construction of an addition inclusive of a new attached garage
to an existing, one-story single-family residence. This project was recently reviewed by the Planning
Commission at a concept hearing, and received general support with some minor conditions of approval. 

Recommendation:
Adopt a Resolution (Attachment 1) approving a Final Design Study, and associated Coastal Development
Permit for the demolition of a 173-square foot detached garage and construction of an 820-square foot net
addition inclusive of a new 244-square foot attached garage to an existing 794-square foot, one-story
single-family residence located at Guadalupe Street 3 southeast of 3rd Avenue in the Single-Family
Residential (R-1) Zoning District, APN 010-023-014.

Background and Project Description:



The project site is a 4,000-square foot lot developed with a 794-square foot one-story single-family
residence and a 173-square foot detached garage.
 
The applicant is proposing to demolish the detached garage and construct an 820-square foot net addition
inclusive of a new 244-square foot attached garage to the existing residence. The total square footage of
the house and garage would be 1,787 square feet, which is below the allowed base floor area for the site
(1,800 square feet). The building is proposed to be finished with board and batten wood siding, asphalt
shingle roof, glass curb mount skylights, and aluminum clad windows and doors.
 
The project was initially reviewed at the November 8, 2023 Planning Commission meeting and the Concept
Design Study was accepted (Resolution 2023-058-PC) with Conditions of Approval to be addressed prior
to scheduling for final details review.

Staff Analysis:
Previous Hearing: The following items were discussed at the November 8, 2023 Planning Commission
hearing and listed as draft conditions of approval to address the concerns.
 

1.  Volume Study. The required Volumetric Study shall be successfully completed prior to scheduling for
Final Details Review.

Staff Analysis: Staff calculated the volume of the additions to the residence only, as allowed pursuant to
Section 17.10.030.D.3.b of the Municipal Code. The allowable volume of the additions only is 10,404 cubic
feet, and the proposed volume is 10,375 cubic feet.

2. Finish Details. Prior to scheduling for Final Details Review, the applicant shall work with staff to revise
the project plans to include the additional information required for Final Details Review, as outlined in the
Community Planning and Building Track 2 Submittal Checklist. 

Staff Analysis: The applicant provided the required information for Final Details Review, as described
below. The final details proposed by the applicant or as conditioned by staff are consistent with the City’s
Design Guidelines.

 
Finish Details: The building is proposed to be finished with board and batten wood siding. Exterior paint
colors include “Sand Pebble” (tan) for the body of the building, “Frost” (white) for the trim, and “Queen of
Hearts” (burgundy) for the front door.
 
The windows and doors throughout would be aluminum clad, with the exception of the front door which is
proposed to be a wooden Dutch door. The roof is proposed to be an algae-resistant asphalt shingle roof in
a charcoal color. The new proposed garage door would be a cottage style wood roll-up door, painted beige
to blend with the background materials of the building, as encouraged by Residential Design Guideline
9.16.
 
The color palate consists of muted earth tones, as encouraged by the Residential Design Guidelines  (see
“A note about colors” on pg. 10 of Residential Design Guidelines – Final Details Review (Click Here for
Residential Design Guidelines).
 
Glass curb mount skylights are situated to comply with recommendations on pp. 8-9 of Residential Design
Guidelines – Final Details Review. The skylights are situated on the back of the roof to minimize visibility
from the right-of-way, are designed to be flush with the roof with flashing painted to blend with the asphalt



shingles, and are equipped with blinds to reduce glare.
 
Exterior Lighting and Landscaping: Condition of Approval #11 requires: “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 not exceed 18 inches above the ground nor
more than 15 watts (incandescent equivalent, i.e. 225 lumens) per fixture and shall be spaced no closer
than 10 feet apart. Landscape lighting shall not be used for tree, wall, fence or accent lighting of any
type. The purpose of landscape lighting is to safely illuminate walkways and entrances to the subject
property. All fixtures shall be shielded and down facing.”
 
The applicant has proposed exterior surface-mounted sconces and mounted deck lights that are shielded
and oriented downward. The plans note that lights in the sconces are dimmable, and the deck lights emit
105 lumens.
 
Proposed landscaping changes include replacing an existing retaining wall, installing a compacted gravel
infiltration trench, installing a zero scape gravel patio, installing a new rain garden area, and planting a 15-
gallon coast live oak (quercus agrifolia) replacement tree. The replacement tree, which was already planted
in May 2023, was a requirement of Tree Removal Permit TR 23-048 (Fortune), a separate permit that
authorized the removal of one 12” coast live oak to accommodate the proposed addition.
 
Site Coverage: Carmel Municipal Code Section 17.10.030 limits the amount of site coverage to 22
percent of the base floor area. A bonus of 4 percent of the lot size is allowed when at least half of all site
coverage is permeable/semi-permeable. Permeable/semi-permeable materials include gravel, spaced
decking and exterior stairs, sand-set bricks or pavers, garden walkways of small paving stones, and arbors.
Impermeable materials include asphalt, concrete, mortared brick and stone, decomposed granite,
unspaced decking and balconies at any level, garden walls, solariums, bridges, sheds (not counted as floor
area, ponds, hot tubs, and swimming pools.
 
Existing site coverage (1,357 sq. ft.) exceeds the maximum allowed coverage for the site (396 sq. ft., or
556 sq. ft. if 50% or more of the coverage is permeable). CMC Section 17.10.030.C.2 states,
Nonconforming Site Coverage. Sites not in compliance with site coverage limits shall not be authorized to
increase site coverage. Sites with excess coverage may add floor area consistent with subsection (D)(3) of
this section, Exterior Volume, only when:

a. The site complies with the R-1 district tree density provisions established in CMC 17.48.080(A), and all
existing and new trees have sufficient space to protect the root zones and provide for new growth; and

b. Excess site coverage will be reduced at a rate equal to two times the amount of floor area added to the
site or to an amount that complies with the site coverage limits, whichever is less.

The project proposes 820 square feet of additions, meaning the site must be brought into compliance with
site coverage limits. The applicant is proposing to remove 715 square feet of site coverage, but the
remaining site coverage (642 square feet) would exceed the allowed coverage by 86 square feet. Special
Condition No. 31 requires the site coverage be reduced prior to the issuance of a building permit. With the
application of conditions, the project meets the requirements of the Carmel Municipal Code.
 
Public Correspondence: At the time this report was published, staff had not received correspondence
regarding this project.



Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines and local environmental regulations, pursuant to Section 15303 (Class 3)
– New Construction or Conversion of Small Structures. Class 3 consists of construction and location of
limited numbers of new, small facilities or structures; installation of small new equipment and facilities in
small structures; and the conversion of existing small structures from one use to another where only minor
modifications are made in the exterior of the structure. Examples of this exemption include but are not
limited to: One single-family residence or a second dwelling unit in a zone which permits residential uses. In
urbanized areas, up to three single-family residences may be constructed or converted under this
exemption. The project consists of the demolition of a 173-square foot detached garage and construction
of an 820-square foot net addition inclusive of a new 244-square foot attached garage to an existing 794-
square foot, one-story single-family residence. The project does not present any unusual circumstances
that would result in a potentially significant environmental impact, and no exceptions to the exemption exists
pursuant to Section 15300.2 of the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 - Data Table
Attachment 3 - Plan Set



CITY OF CARMEL-BY-THE-SEA 

PLANNING COMMISSION 

 

PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA APPROVING A 

DESIGN STUDY AND ASSOCIATED COASTAL DEVELOPMENT PERMIT FOR THE DEMOLITION OF A 173-

SQUARE FOOT DETACHED GARAGE AND CONSTRUCTION OF AN 820-SQUARE FOOT NET ADDITION 

INCLUSIVE OF A NEW 244-SQUARE FOOT ATTACHED GARAGE TO AN EXISTING 794-SQUARE FOOT, 

ONE-STORY SINGLE-FAMILY RESIDENCE LOCATED AT GUADALUPE STREET 3 SOUTHEAST OF 3RD 

AVENUE IN THE SINGLE-FAMILY RESIDENTIAL (R-1) ZONING DISTRICT; APN 010-023-014. 

 

WHEREAS, on August 30, 2023, David Fortune (“Applicant”) submitted an application on behalf of 

Kaja and David Fortune (“Owners”) requesting approval of Track 2 Design Study application DS 23-273 

(Fortune) described herein as (“Application”); and 

 

WHEREAS, the Application has been submitted for a 4,000-square-foot lot located at Guadalupe 

Street 3 southeast of 3rd Avenue in the Single-Family Residential (R-1) Zoning District; and  

 

WHEREAS, the Applicant is proposing to demolish a 173-square foot detached garage and 

construct an 820-square foot net addition inclusive of a new 244-square foot attached garage; and 

 

WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040 (Residential 

Design Review), the construction of new dwellings, rebuilds, and substantial alterations requires approval 

of a Residential Track Two Design Study by the Planning Commission; and 

 

WHEREAS, CMC 17.58.040.B.2 requires approval of a Final Design Study following acceptance of 

a Design Concept Review; and 

 

WHEREAS, a Coastal Development Permit is also required in accordance with CMC 17.52.090 

(Coastal Development Permit Required); and 

 

WHEREAS, on November 8, 2023, the Planning Commission held a duly noticed public hearing to 

receive public testimony regarding the Concept Design Study, including without limitation, information 

provided to the Planning Commission by City staff and through public testimony on the conceptual design 

of the project; and 

 

WHEREAS, on November 8, 2023, the Planning Commission adopted Resolution 2023-058-PC, 

accepting the Concept Design Study with recommendations/draft conditions; and 

 

WHEREAS, on February 1, 2024, notice of a February 13, 2024 public hearing was published in 

compliance with State law (California Government Code 65091), and hand-delivered by the Applicant to 

each property within a 100-foot radius of the project site indicating the date and time of the public 

hearing; and 

 

WHEREAS, on February 13, 2024, the Planning Commission held a duly noticed public hearing to 

receive public testimony regarding the Final Design Study, including without limitation, information 
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provided to the Planning Commission by City staff and through public testimony on the final design of the 

project; and 

WHEREAS, this Resolution and its findings are made based upon evidence presented to the 

Commission at the hearing date including, without limitation, the staff report and attachments submitted 

by the Community Planning and Building Department; and 

 

 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 

recommendations and testimony herein above set forth and used their independent judgement to 

evaluate the project; and 

 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 21000, 

et seq., "CEQA"), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the 

"CEQA Guidelines") and City Environmental Regulations (CMC 17.60) require the review of certain projects 

for environmental impacts and preparation of environmental documents; and 

 

WHEREAS, the Planning Commission finds that pursuant to CEQA regulations, the Application is 

categorically exempt under Section 15303 (Class 3) – New Construction or Conversion of Small Structures 

and no exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; and  

 

 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated herein by 

reference.  

 

 NOW THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of Carmel-By-The-

Sea does hereby make the following findings and determinations regarding the Final Design Study 

Review:  

 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL  

For each of the required findings listed below, staff has indicated whether the application, as proposed 

or conditioned, supports 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. 

CMC 17.64.080.A, Final Details Phase Approval YES NO 

1. 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. 

✔  

2. 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. 
✔  

3.  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. 

✔  

4.  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. 

✔  
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BE IT FURTHER RESOLVED, that the Planning Commission of the City of Carmel-By-The-Sea does 

hereby make the following findings and determinations regarding the Final Design Study Review:  

 

FINDINGS REQUIRED FOR FINAL DETAIL APPROVAL  

For each of the required findings listed below, staff has indicated whether the application, as proposed 

or conditioned, supports 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. 

CMC 17.58.060.C, Additional Findings for Design Study Approval YES NO 

1. The project conforms with all zoning standards applicable to the site, or has received 

appropriate use permits, variances or exceptions consistent with the Zoning Ordinance. 
✔  

2. The project contributes to neighborhood character including the type of forest 

resources present, the character of the street, the response to local topography and 

the treatment of open space resources such as setbacks and landscaping. 

✔  

3. The project is compatible with, and sensitive to, the natural features and built 

environment of the site and of the surrounding area. The project respects the 

constraints of the site and avoids excessive grading, cuts and fills. Construction on steep 

slopes is minimized to the extent feasible and abrupt changes in grade is minimized or 

mitigated. 

✔  

4.  The project maintains the City’s principles of modesty and simplicity and preserves the 

City’s tradition of simple homes set amidst a forest landscape. The project uses simple 

building forms and simple roof forms without complexity that would attract undue 

attention to the site. 

✔  

5.  The project does not present excess visual mass or bulk to public view or to adjoining 

properties. The project relates to a human scale in form, elements and in the detailing 

of doors, windows, roofs and walkways. 

✔  

4. Project details and materials (e.g., windows, doors, chimneys, roofs, and stonework) 

are fully integrated and consistent throughout the design. Building materials are used 

in a manner that is visually consistent with the proposed architecture. All fenestration 

is appropriate in size and consistent with a human scale. 

✔  

5. The project is consistent with the City’s design objectives for protection and 

enhancement of the urbanized forest and open space resources. Open space is 

distributed around buildings to provide visual relief from structural bulk and a distinct 

separation from buildings on adjacent sites. 

✔  

6.  All demolitions, remodels, and substantial alterations are consistent with the following 

findings: 

a. The design uses simple/modest building forms and a limited number of roof 

planes, and a restrained employment of offsets and appendages consistent with 

the City’s design objectives. 

b.  The mass of the building relates to the context of other homes in the vicinity that 

are in conformance with the City’s design guidelines related to mass and scale. 

c. The development is similar in size, scale, and form to buildings on the immediate 

block and neighborhood. 

d. The development does not require removal of any significant trees unless 

necessary to provide a viable economic use of the property or protect public 

✔  
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health and safety. All moderately significant trees have been protected to the 

maximum extent feasible. All buildings and structures will be set back a minimum 

of six feet from significant trees. 

 

BE IT FURTHER RESOLVED, that the Planning Commission of the City of Carmel-By-The-Sea does 

hereby make the following findings and determinations regarding the DESIGN STUDY APPROVAL:  

 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL 

For each of the required findings listed below, staff has indicated whether the application, as proposed 

or conditioned, supports 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. 

CMC 17.64.010.B, Coastal Development Permits YES NO 

1. That the project as described in the application and accompanying materials, as 

modified by any conditions of approval, conforms with the certified City of Carmel-by-

the-Sea Local Coastal Program. 

✔   

2.  If the project is located between the first public road and the sea, that the project is in 

conformity with the public access and recreation policies of Chapter 3 of the Coastal 

Act of 1976 (commencing with Sections 30200 of the Public Resources Code). 

✔   

  

BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea does 

hereby APPROVE the Design Study DS 23-273 (Fortune) and associated Coastal Development Permit for 

the demolition of a 173-square foot detached garage and construction of an 820-square foot net addition 

inclusive of a new 244-square foot attached garage to an existing 794-square foot, one-story single-family 

residence located at Guadalupe Street 3 southeast of 3rd Avenue in the Single-Family Residential (R-1) 

Zoning District, APN 010-023-014, subject to the following Conditions of Approval: 

 

CONDITIONS OF APPROVAL 

No. Standard Conditions 

1.  Authorization. This approval of Design Study DS 23-273 (Fortune) for the demolition of a 173-

square foot detached garage and construction of an 820-square foot net addition inclusive of a 

new 244-square foot attached garage to an existing 794-square foot, one-story single-family 

residence located at Guadalupe Street 3 southeast of 3rd Avenue in the Single-Family Residential 

(R-1) Zoning District, APN 010-023-014, as depicted in the plans prepared by Terri L.N. Fisher as 

approved by City of Carmel-by-the-Sea Planning Commission on February 13, 2024 unless 

modified by the conditions of approval contained herein. 

2.  Codes and Ordinances. The project shall be constructed in conformance with all requirements of 

the 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. 

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. 
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4.  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. 

5.  Setback and Height Certifications. A State licensed surveyor shall survey and certify the following 

in writing: 

• The footing locations are in conformance with the approved plans prior to 

footing/foundation inspection;  

• The roof height and plate height are in conformance with the approved plans prior to 

roof sheathing inspection.  

Written certifications prepared, sealed, and signed by the surveyor shall be provided prior to 

footing/foundation inspection and roof sheathing inspection. In the event that multiple 

footing/foundation pours are required, a survey letter shall be submitted for each separate 

section.  

6.  Service Laterals. All electrical service laterals to any new building or structure, or to any building 

or structure being remodeled when such remodeling requires the relocation or replacement of 

the main service equipment, shall be placed underground on the premises upon which the 

building or structure is located. Undergrounding will not be required when the project valuation 

is less than $200,000 or when the City Forester determines that undergrounding will damage or 

destroy significant trees(s) (CMC 15.36.020). 

7.  Utility Meter Locations. The placement of all utility meters shall consistent with the locations 

identified in the approved plans.  Changes to the location of any utility meter location shall 

require written approval of the Community Planning and Building Department prior to the 

change of the location.     

8.  Fire Sprinklers - Residential. Additions, alterations, or repairs to existing structures that involve 

the addition, removal, or replacement of 50 percent or more of the linear length of the walls 

(interior and exterior) within a 5-year period shall require the installation of an automatic 

residential fire sprinkler system in accordance with the California Building and Fire Codes (CMC 

15.08.135) 

9.  Modifications. The Applicant shall submit in writing, with revised plans, to the Community 

Planning and Building staff any proposed changes to the approved project plans prior to 

incorporating those changes. If the Applicant changes the project without first obtaining City 

approval, the Applicant will be required to submit the change in writing, with revised plans, within 

2 weeks of the City being notified. A cease work order may be issued any time at the discretion 

of the Director of Community Planning and Building until: a) either the Planning Commission or 

Staff has approved the change, or b) the property owner has eliminated the change and 

submitted the proposed change in writing, with revised plans, for review. The project will be 

reviewed for its compliance to the approved plans prior to final inspection. 

10.  Exterior Revisions to Planning Approval Form. All proposed modifications that affect the exterior 

appearance of the building or site elements shall be submitted on the “Revisions to Planning 

Approval” form on file in the Community Planning and Building Department. Any modification 

incorporated into the construction drawings that is not listed on this form, shall not be deemed 

approved upon issuance of a building permit. 
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11.  Conflicts Between Planning Approvals and Construction Plans. It shall be the responsibility of 

the Owner, Applicant, and Contractor(s) to ensure consistency between the project plans 

approved by Planning Staff, the Planning Commission, or the City Council on appeal, and the 

construction plans submitted to the Building Division as part of the Building Permit review. Where 

inconsistencies between the Planning approval and the construction plans exist, the Planning 

approval shall govern, unless otherwise approved in writing by the Community Planning & 

Building Director, or their designee. 

When changes or modifications to the project are proposed, the Applicant shall clearly list and 

highlight each proposed change and bring each change to the City’s attention. Changes to the 

project that are incorporated into the construction drawings that were not clearly listed or 

identified as a proposed change shall not be considered an approved change. Should conflicts 

exist between the originally approved project plans and the issued construction drawings that 

were not explicitly identified as a proposed change, the plans approved as part of the Planning 

Department Review, including any Conditions of Approval, shall prevail. 

12.  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 not exceed 18 inches above the ground nor more than 15 watts (incandescent 

equivalent, i.e. 225 lumens) per fixture and shall be spaced no closer than 10 feet apart. 

Landscape lighting shall not be used for tree, wall, fence or accent lighting of any type. The 

purpose of landscape lighting is to safely illuminate walkways and entrances to the subject 

property. 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.  

13.  Indemnification. The Applicant agrees, at his or her sole expense, to defend, indemnify, and hold 

harmless the City, its public officials, officers, employees, and assigns, from any liability; and shall 

reimburse the City for any expense incurred, resulting from, or in connection with any project 

approvals. This includes any appeal, claim, suit, or other legal proceeding, to attack, set aside, 

void, or annul any project approval. The City shall promptly notify the Applicant of any legal 

proceeding, and shall cooperate fully in the defense. The City may, at its sole discretion, 

participate in any such legal action, but participation shall not relieve the Applicant of any 

obligation under this condition. Should any party bring any legal action in connection with this 

project, the Superior Court of the County of Monterey, California, shall be the situs and have 

jurisdiction for the resolution of all such actions by the parties hereto. 

14.  Driveway. The driveway material shall extend beyond the property line into the public right of 

way as needed to connect to the paved street edge. A minimal asphalt connection 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. 

15.  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 the issuance 

of a demolition permit. 

16.  Cultural Resources. All new construction involving excavation shall immediately cease if cultural 

resources are discovered on the site, and the Applicant shall notify the Community Planning & 

Attachment 1



DS 23-273 (Fortune) 

Resolution 2024-XXX-PC 

February 13, 2024 

Page 7 of 10 

 

 

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 the 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. 

17.  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. 

18.  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) 

19.  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.  

 Landscape Conditions  

20.  Landscape Plan. All new landscaping shall be shown on a landscape plan and shall be submitted 

to the Community Planning & Building Department 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. 

21.  Tree Removal Prohibited. Throughout construction, the Applicant shall protect all trees 

identified for preservation by methods approved by the City Forester. Trees on or adjacent to the 

site shall only be removed upon the approval of the City Forester or Forest and Beach 

Commission. 

22.  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. Six inches (6”) of mulch shall be evenly 

spread across the inside the dripline of all trees prior to the issuance of a building permit. 

23.  Erosion Control in the Right-of-Way. Projects with a natural slope within the right-of-way 

immediately adjacent to the property where parking is not practical shall install jute netting and 
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a drought-tolerant ground cover to manage post-construction erosion control. Plants installed 

within the drip line of trees shall be selected from the City’s “List of Compatible Plants Under and 

Around Native Trees” located in the Forest Management Plan. 

24.  Tree Protection Measures. Requirements for tree preservation shall adhere to the following 

tree protection measures on the construction site. 

● Prior to grading, excavation, or construction, the developer shall clearly tag or mark all 

trees to be preserved. 

● Excavation within 6 feet of a tree trunk is not permitted. 

● No attachments or wires of any kind, other than those of a protective nature shall be 

attached to any tree. 

● Per Municipal Code Chapter 17.48.110 no material may be stored within the dripline of 

a protected tree including the drip lines of trees on neighboring parcels. 

● Tree Protection Zone -- The Tree Protection Zone shall be equal to dripline or 18 inches 

radially from the tree for every one inch of trunk diameter at 4.5 feet above the soil 

line, whichever is greater. A minimum of 4-foot-high transparent fencing is required 

unless otherwise approved by the City Forester. Tree protection shall not be resized, 

modified, removed, or altered in any manner without written approval. The fencing 

must be maintained upright and taught for the duration of the project. No more than 4 

inches of wood mulch shall be installed within the Tree Protection Zone. When the Tree 

Protection Zone is at or within the drip line, no less than 6 inches of wood mulch shall 

be installed 18 inches radially from the tree for every one inch of trunk diameter at 4.5 

feet above the soil line outside of the fencing. 

● The Structural Root Zone -- Structural Root Zone shall be 6 feet from the trunk or 6 

inches radially from the tree for every one inch of trunk diameter at 4.5’ above the soil 

line, whichever is greater. Any excavation or changes to the grade shall be approved by 

the City Forester prior to work. Excavation within the Structural Root Zone shall be 

performed with a pneumatic excavator, hydro-vac at low pressure, or another method 

that does not sever roots. 

● If roots greater than 2 inches in diameter or larger are encountered within the 

approved Structural Root Zone the City Forester shall be contacted for approval to 

make any root cuts or alterations to structures to prevent roots from being damaged. 

If roots larger than 2 inches 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 

and mitigation measures have been put in place. 

ENVIRONMENTAL COMPLIANCE CONDITIONS 

25.  Drainage Plan. Prior to the issuance of a building permit, the Applicant shall submit for review 

and approval by the Community Planning & Building and Public Works Departments 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 

on one corner of the property, infiltration features must be sized appropriately, and must be 

located at least 6 feet from neighboring properties. The drainage plan shall include information 

on drainage from new impervious areas and semi-pervious areas. 

26.  BMP Tracking Form. Prior to issuance of a building permit, the Applicant shall submit for review 

and approval by the Community Planning & Building and Public Works Departments a completed 
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BMP Tracking form. 

27.  Semi-Permeable Surfaces. Prior to issuance of a building permit, the Applicant shall submit for 

review and approval by the Community Planning & Building and Public Works Departments cross-

section details for semi-permeable surfaces. 

28.  Erosion and Sediment Control Plan. Prior to issuance of a building permit, the Applicant shall 

submit for review and approval by the Community Planning & Building and Public Works 

Departments an erosion and sediment control plan that includes locations and installation details 

for erosion and sediment control BMPs, material staging areas, and stabilized access. 

SPECIAL CONDITIONS 

29.  Condition of Approval Acknowledgement. The Condition of Approval Acknowledgement form, 

available from the Community Planning and Building Department, shall be signed by the 

appropriate parties prior to the issuance of a building permit.  A signed copy of the 

acknowledgement shall also be printed in the building plan set. 

30.  Lighting Locations. No more than a single wall scone be located at any single building entry unless 

otherwise required by the Building Code to preserve low nighttime lighting character of the 

residential neighborhoods, as encouraged by the Residential Design Guidelines. 

31.  Site Coverage. Prior to the issuance of a building permit, the applicant shall submit a revised site 

plan and landscape plan for review and approval by the Planning Division that complies with 

maximum site coverage limits. 

32.  Removed Site Coverage.  Unless otherwise expressly noted on the approved site plan, all areas 

where site coverage is proposed to be removed shall be replaced with landscaping or woodchip.  

New or replacement improvements that would otherwise count as site coverage (gravel, 

decomposed granite, etc) shall not be authorized. Prior to building permit issuance, the site 

plan/landscape plan shall be revised to reflect that the removed site coverage shall be replaced 

with woodchips or new landscaping (new landscaping shall comply with Condition of Approval 

#20).  

All site coverage required to be removed shall be removed prior to final inspection. All new 

landscaping shall be installed prior to final inspection.  

33.  Construction Management Plan. Prior to building permit issuance the applicant shall submit a 

Construction Management Plan for review and approval by the Community Planning and Building 

Department.  

 

Acknowledgement and acceptance of conditions of approval. 

 

 

______________________________  ___________________________ __________ 

Property Owner Signature   Printed Name    Date 

 

 

 

______________________________  ___________________________ __________ 

Applicant Signature              Printed Name    Date 

 

 

Once signed, please email to abarton@ci.carmel.ca.us  
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PASSED, APPROVED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-

THE-SEA this 13th day of February, 2024, by the following vote:  

 

 

AYES:   

 

NOES:   

 

ABSENT:    

 

ABSTAIN:    

 

 

 

 

APPROVED:    ATTEST: 

 

 

 

 

_________________________  _________________________ 

Michael LePage    Leah Young  

Chair     Planning Commission Secretary 
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PROJECT DATA FOR A 4,000 SQUARE-FOOT SITE 

Site Considerations Allowed Existing Proposed 

Floor Area 1,800 SF (45%) 967 SF 1,787 SF 

Site Coverage 
396 SF  

556 SF (w/ bonus) 
1,357 SF 642 SF 

Trees (Upper/Lower) 3/1 2/8 2/8 

Ridge Height  18’ 19’8” 19’8” 

Plate Height  12’ 11’2½” 11’2½” 

Setbacks Minimum Required Existing Proposed 

Front 15’ 21’4” 18’4” 

Composite Side Yard 10’ (25%) 17’4” 10’ 

Side Yard 3’ 7’ 3’ 

Rear* 15’/3’ 42’5” 16’4”/3’ 
*The rear setback is three feet for those portions of structures less than 15 feet in height. 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT:

DR 23-329 (Minnich): Consideration of a Track 1 Design Review Referral for the
conversion of a commercial rooftop to an accessible roof top deck for use by residential
units. The scope of work includes new roof access, new waterproofing, installation of new
railings, and installation of a new parapet cap. The project is located at San Carlos Street 2
northwest of 8th Avenue in the Residential and Limited Commercial (RC) District. APN:
010-145-021-000.
 

Application: DR 23-329 (Minnich) APN: 010-145-021 
Block:91 Lot:13 & 15 
Location: San Carlos Street 2 northwest of 8th Avenue
Applicant:Christopher Barlow, Architect Property Owner: MINNICH KRISTIN ANN TR

Executive Summary:
The applicant has submitted a Design Review application for the conversion of the inaccessible roof of a
mixed-use building to a useable roof-top deck.  Staff has referred this to the Planning Commission as
recent applications for roof top decks in the commercial districts have raised concerns due to their potential
impacts to adjacent properties.   

Recommendation:
Staff recommends the Planning Commission adopt a Resolution (Attachment 1) approving a Track 1
Design Review Referral for the conversion of a commercial rooftop to an accessible roof top deck for use
by residential units. The scope of work includes new roof access, new waterproofing, installation of new
railings, and installation of a new parapet cap. The project is located at San Carlos Street 2 northwest of 8th
Avenue in the Residential and Limited Commercial (RC) District. APN: 010-145-021-000.

Background and Project Description:



The project site is an 8,000 square foot building site located on San Carlos Street 2 northwest of 8th
Avenue in the Residential and Limited Commercial (RC) Zoning District. The structure was developed as a
commercial structure; however, a building permit was issued in February 2023 for the conversion of the
second-floor office spaces to be converted into three apartments (permitted density –no use permit or
Design Review required).  Additional subsequent Design Review and building permit revisions have been
submitted since the initial permit issuance for minor exterior changes such as window additions and
replacements, water proofing, and skylight additions.  At the time of writing this report, one apartment has
been completed and the two additional apartments are planned to be completed later during the on-going
construction.
 
The applicant has submitted a Design Review Application for the addition of roof top deck. The deck is
proposed to be converted from within the existing boundary of the parapet of the existing roof of the
structure.  The property owner, who is also a tenant of one of the units, has indicated to staff the deck is
intended to be used by the property owner and their family and friends. Additionally, any future residential
tenants would potentially have access too in addition to regular access provided to maintenance personnel.
The deck is not intended to be used by commercial tenants or be accessed by the public. The roof deck
would be accessed via a new staircase accessible from the 2nd level of the building through a locked gate
and would be split into two areas: a “waterproof deck” and a “pedestal paver deck” (as described on the
plans). 
 
The waterproof deck is proposed to be 213 square feet, would serve as a utility area, and does not appear
to serve any amenity or recreational function. While not the primary programming space of the deck, access
still does appear to be provided through a small door. A new 6” tall railing would be installed above the
existing parapet wall.
 
The pedestal paver deck (“paver deck”) is proposed to be 545 square feet, would serve as the primary
programming area on the roof. A platform would be built-up approximately 1’2” above the existing walking
surface of the roof and finished with concrete pavers and a new 1’8” cable railing guard rail would be
installed on top of the existing parapet wall.
 



Figure 1. Proposed roof deck area. Red area is the pedestal paver deck (“paver deck”); Green area is the
stair and circulation area; Blue area is the maintenance area.    

 
While minimal exterior changes to the building are proposed, staff has referred this application to the
Commission as the Commission has reviewed prior requests to roof top decks within the commercial
districts closely as decks have been seen as site amenities that have the potential to negatively affect
adjacent property owners and tenants. While past requests for similar amenities have been limited, requests
for these features have generally been requested as part of a larger development project that was already
before the Commission for other associated worked and not as an application for a standalone roof deck.
As this is a standalone application for a roof deck, this referral is intended to allow the commission to
provide direction on the subject application, as well as policy direction regarding applications for standalone
roof decks in the commercial districts.    

   

Staff Analysis:
The municipal code and the Commercial Design Guidelines are silent on roof top decks in the commercial
districts. In the past, the Commission has expressed concerns regarding the inclusion of a large roof deck
that would be accessible to all tenants of a building siting that it would create privacy impacts (visual and
noise) to neighbors. On both residential (mixed-use) and wholly commercial projects, the commission has
reviewed roof top decks closely to ensure their inclusion does not impact adjacent property owners and/or
tenants.  In the past, projects with roof top decks have been required to either remove the deck from the
scope of work entirely, or have been conditioned by the Commission to include design features that would
minimize impacts to adjacent properties (ex. built-in features that would reduce the size of the deck area,
screening features, etc.).
 
As indicated by the property owner, the subject rooftop deck is intended for private use by the property
owner, and potentially made available to the tenants of the two additional future residential units. In
discussion with the city’s Building Official, the maximum occupancy of the roof deck would be ten (10)
persons due to the regulations outlined in the California Building Code (2022 CBC Section 1006.3). 
 
Staff also surveyed the immediate area from the ground.  Story poles were installed on-site to illustrate the
height(s) of the new railing and the story poles were minimally visible from the adjacent right-of-ways
(primarily from the rear when viewed near 8th Avenue and Dolores Street but are not visible from the front of
the building on San Carlos Street) and could be seen from neighboring properties. Nearly all of the adjacent
properties are mixed-use or residential developments, however, as staff was only able to assess the project
from ground level (the roof is currently inaccessible) the immediate impacts to the adjacent residential units
is not fully known. However, the proposed roof deck generally sits above (higher than) the proposed
residential units and is located within a hipped roof form inside of a parapet wall and therefore any direct line
of sight is obstructed or distant. Additionally, access to the deck from one (1) to three (3) residential units
and a ten (10) person occupancy capacity minimizes the potential for adverse impacts to adjacent
owners/tenants.  At the time of writing this report, staff has not received any correspondence on the project.

 
Refer to Attachment 2 for Figures #2-#5

 
Based on the limited occupancy capacity and limited number of potential persons whom can access the
roof as well as the central location on the roof that is screened by the hipped roof forms, staff recommends
approval of the proposed roof deck.  Notwithstanding this recommendation, staff has included a number of
Conditions of Approval regarding the use and appearance of the proposed deck to ensure consistency with
the zoning code, building code, and applicable Commercial Design Guidelines, such as requirements



pertaining to lighting, materials, and capacity.  These conditions have been included as Conditions of
Approval #16-#19 listed in Attachment 1.    

Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines and local environmental regulations, pursuant to Section 15301 (Class 1)
– Existing Facilities. Class 1 exemptions include, alterations to existing private structures involving
negligible or no expansion of the existing or former use. The project consists of converting the roof of an
existing mixed-use building to a usable roof deck limited to the use of the residential units. The project does
not change the existing or former use of the property as a mixed-use development and the project does not
present any unusual circumstances that would result in a potentially significant environmental impact, and no
exceptions to the exemption exists pursuant to Section 15300.2 of the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 2 - Deck Narrative
Attachment 3 - Site Photos
Attachment 4 - Project Plans



Evan Kort <ekort@ci.carmel.ca.us>

Deck Narrative
Kristin Minnich Thu, Feb 1, 2024 at 3:42 PM
To: Evan Kort <ekort@ci.carmel.ca.us>
Cc: Chris Barlow 

Hi Evan,

The deck is intended to be used by myself and my family and friends. Also, any future residents would potentially have
access too. Maintenance people (cleaning skylights) would also need access. There will be a locked gate at the bottom of
the new stairwell.
Please let me know if you have any questions.

Thank you,
Kristin
[Quoted text hidden]
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Figure 2. East perspective (rear of building). RED indicates area of paver deck. Staff’s assessment 

assumes all 2nd floor units and some ground floor units are residential occupancies.  
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Figure 3. West perspective (front of building). RED indicates area of paver deck. Staff’s assessment 

assumes all 2nd floor units and some ground floor units are residential occupancies. BLUE dashed box 
shows nearest tenant, however, two residential units are vacant and have been unoccupied for 

extended period of time.  
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Figure 4. North perspective. RED indicates area of paver deck. Staff’s assessment assumes all 2nd floor 

units and some ground floor units are residential occupancies. 
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Figure 5. South perspective. RED indicates area of paver deck. Staff’s assessment assumes all 2nd floor 

units and some ground floor units are residential occupancies. 
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VB SPRINKLERED (EXISTING)

RC

PROJECT TEAM

CONSTRUCTION:

ZONING:

010-145-021-000
ALL OF LOTS 13 & 15 - BLOCK 91

SAN CARLOS 2 NW of 8TH STREETS
CARMEL, CA 93921

PROJECT INFORMATION

APN:

SITE AREA: 8,000 s.f.   (0.18 ac.)

LOCATION:

PROJECT: SAN CARLOS  BUILDING -
ROOF IMPROVEMENTS

SHEET INDEX
SHT. # SHEET TITLE
COVER SHEET
A001 COVER SHEET

SURVEY
SHEET 1 of 1 TOPOGRAPHIC MAP

ARCHITECTURAL
A101 PHASE 1 EXISTING FIRST FLOOR PLAN
A102 PHASE 2 FIRST FLOOR PLAN
A103 PHASE 3 PROPOSED FIRST FLOOR PLAN
A201 EXISTING FIRST FLOOR PLAN
A202 EXISTING FIRST FLOOR PLAN
A203 PROPOSED SECOND FLOOR PLAN
A231 EXISTING ROOF PLAN
A232 PHASE 2 PROPOSED ROOF PLAN
A233 PHASE 3 COMPLETED ROOF PLAN
A401 EXISTING EXTERIOR ELEVATIONS
A402 EXISTING EXTERIOR ELEVATIONS
A601 ENLARGED STAIR PLAN
A701 BUILDING SECTIONS
A850 STAIR DETAILS

1. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION OF ALL DIMENSIONS, GRADES, AND OTHER
CONDITIONS, AND SHALL CORRELATE AT THE JOB SITE ALL SUCH ITEMS.  GENERAL CONTRACTOR SHALL REPORT ANY
DISCREPANCIES TO THE ARCHITECT FOR CLARIFICATION AND CORRECTION PRIOR TO BEGINNING ANY WORK.

2. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR THE WORK AND THE COORDINATION OF ALL TRADES AND
GOVERNING AGENCIES, AND SHALL PROVIDE ALL MATERIALS AND LABOR (SHOWN OR INFERRED) ON THESE PLANS TO
RENDER THE WORK COMPLETE.

3. IT SHALL BE THE GENERAL CONTRACTORS RESPONSIBILITY FOR THE SUPERVISION  OF THE WORK.

4. THE ARCHITECT ASSUMES NO RESPONSIBILITY FOR THE SUPERVISION OF THE WORK  OR THE PROPER EXECUTION OF THE
SAME.

5. WRITTEN DIMENSIONS SHALL HAVE PRECEDENCE OVER SCALED DIMENSIONS.  ANY  AND ALL DISCREPANCIES SHALL BE
REPORTED TO THE ARCHITECT IMMEDIATELY,  PRIOR TO COMMENCEMENT OF WORK.

6. THESE DRAWINGS SHALL BE CONSIDERED SUBSTANTIALLY COMPLETE. IT IS THE RESPONSIBILITY OF THE GENERAL
CONTRACTOR TO PROVIDE ALL LABOR  AND MATERIALS NECESSARY TO RENDER THE WORK COMPLETE, AS IS THE INTENT
OF THESE DRAWINGS, EITHER SHOWN OR INFERRED HEREIN, THROUGH PROPER AND  ESTABLISHED CONSTRUCTION
PRACTICES.

7. EXISTING CONSTRUCTION DETAILS SHOWN HEREIN ARE ASSUMED TO BE SUBSTANTIALLY CORRECT AND MAY NOT DEPICT
THE ACTUAL CONDITION.  THE GENERAL CONTRACTOR SHALL VERIFY (E) CONDITIONS AND NOTIFY THE ARCHITECT ANY
DISCREPANCIES PRIOR TO COMMENCEMENT OF WORK.

8. ANY PROPOSED SHUT DOWN OF UTILITIES SHALL BE REGISTERED IN WRITING AT LEAST SEVEN (7) WORKING DAYS IN
ADVANCE.  REQUESTS SHALL BE DIRECTED TO THE ARCHITECT.

9. ANY PROPOSED WORK THAT TAKES PLACE AFTER NORMAL BUSINESS HOURS SHALL BE MADE IN WRITING AT LEAST SEVEN
(7) WORKING DAYS IN ADVANCE.  REQUESTS SHALL BE DIRECTED TO THE ARCHITECT.

10.PROVIDE ALL REQUIRED FIRE BLOCKING IN ACCORDANCE WITH SECTION 718.2 OF THE CURRENT ADOPTED EDITION OF
C.B.C.

11.PER CALIFORNIA CIVIL CODE ARTICLE 1101.4 AND CALGREEN SECTION 301.1, FOR HOMES BUILT PRIOR TO 1994, EXISTING
PLUMBING FIXTURES IN THE ENTIRE HOUSE THAT DO NOT MEET CURRENT FLOW RATES WILL NEED TO BE UPGRADED.
WATER CLOSETS WITH A FLOW RATE IN EXCESS OF 1.6 GPF WILL NEED TO BE REPLACED WITH WATER CLOSETS WITH A
MAXIMUM FLOW RATE OF 1.28 GPF. SHOWER HEADS WITH A FLOW RATE GREATER THAN 2.5 GPM WILL NEED TO BE
REPLACED WITH A MAXIMUM 2.0 GPM SHOWER HEAD. LAVATORY AND KITCHEN FAUCETS WITH A FLOW RATE GREATER
THAN 2.2 GPM WILL NEED TO BE REPLACED WITH A FAUCET WITH MAXIMUM FLOW RATE OF 1.2 GPM (OR 1.8 GPM FOR
KITCHEN FAUCETS). PLEASE NOTE THIS REQUIREMENT ON THE PLANS.
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A.B. ANCHOR BOLT
A.B.S. ACRYLONITRILE BUTADIENE
ABV. ABOVE
A.A. ASPHALTIC CONCRETE
A/C AIR CONDITIONING
ACOUS. ACOUSTICAL
ADJ. ADJUSTABLE
A.F.F. ABOVE FINISH FLOOR
AGGR. AGGREGATE
ALUM. ALUMINUM
ANOD. ANODIZED
A.P.A AMERICAN PLYWOOD

ASSOCIATION
APPROX. APPROXIMATE
ARCH. ARCHITECTURAL
A.S. ADJUSTABLE SHELF

BD. BOARD
BIT. BITUMINOUS
BLDG. BUILDING
BLK. BLOCK
BLKG. BLOCKING
BM. BEAM
B.M. BENCH MARK
BOT. BOTTOM
BRG. BEARING
BTWN. BETWEEN
B.U.R. BUILD-UP ROOFING
B.W. BOTH WAYS

CAB. CABINET
C.B. CATCH BASIN
CBC CALIFORNIA BUILDING CODE
CEM. CEMENT
CER. CERAMIC
CFCI. CONTRACTOR FURNISHED,

CONTRACTOR INSTALLED
C.F. CUBIC FEET
C.I. CAST IRON
C.J. CONTROL JOINT
CL. CLOSET
CLG. CEILING
CLKG. CAULKING
CLR. CLEAR(ANCE)
C.M.U. CONCRETE MASONRY UNIT
COL. COLUMN
COMP. COMPOSITION
CONC. CONCRETE
CONN. CONNECTION
CONSTR. CONSTRUCTION
CONT. CONTINUOUS
COR. CORRUGATED
C.O.T.G. CLEAN-OUT TO GRADE
CSMT. CASEMENT
CSWK. CASEWORK
C.T. CERAMIC TILE
CTR. COUNTER
CTSK. COUNTERSINK
C.Y. CUBIC YARD

DBL. DOUBLE
DEPT. DEPARTMENT
DET. DETAIL
DF. DRINKING FOUNTAIN
D.F. DOUGLAS FIR
D.G. DECOMPOSED GRANITE
D.H. DOUBLE HUNG
DIAG. DIAGONAL
DIA. DIAMETER
DIMEN. DIMENSION
DISP. DISPENSER/DISPOSER
DN. DOWN
DR. DOOR
DRWG. DRAWING
D.S.B. DBL. STRENGTH B GRADE

(GLASS)
D.S. DOWNSPOUT
DWR. DRAWER
D.W. DISH WASHER

E. EAST
EA. EACH
E.J. EXPANSION JOINT
ELEV. ELEVATION, ELEVATOR
ELEC. ELECTRIC(AL)
EMER. EMERGENCY
ENCL. ENCLOSURE
EQUIP. EQUIPMENT N.I.C. W/ WITH
EWC. ELECTRIC WATER COOLER
(E) / <E> EXISTING
EXH. EXHAUST
EXP. EXPOSED/EXPANSION
EXT. EXTERIOR

F.A. FIRE ALARM
FAST. FASTEN(ER)
F.A. FLAT BAR
F.D. FLOOR DRAIN
FEC. FIRE EXTINGUISHER CABINET
F.F. FINISH FLOOR
F.G. FINISH GRADE
FND. FOUNDATION
F.E. FIRE EXTINGUISHER
F. FIBERGLASS
FIN. FINISH(ED)
F.H.M.S. FLATHEAD MECHANICAL

SCREW
F.H.W.S. FLATHEAD WOOD SCREW
FLASH. FLASHING
FLR. FLOOR(ING)
FLUOR. FLUORESCENT
F.O. FACE OF
F.O.B. FACE OF BLOCK
F.O.C. FACE OF CONCRETE
F.O.F. FACE OF FINISH
F.O.M. FACE OF MASONRY
F.O.S. FACE OF STUD
F.P. FIREPLACE
F.R.P. FIBERGLASS REINF. PANEL
F.S. FULL SIZE
FT. FOOT/FEET
FTG. FOOTING
FURR. FURRED(ING)
FUT. FUTURE

GA. GAUGE/GAGE
GALV. GALVANIZED
G.B. GRAB BAR
G.I. GALVANIZED IRON

H.B. HOSE BIB
HBD. HARDBOARD
H.A. HOLLOW CORE
HDR. HEADER
HDWR. HARDWARE
H.M. HOLLOW METAL
HORZ. HORIZONTAL
H.S. HEAVY SHEET
HT. HEIGHT
HTG. HEATING
H.W. HOT WATER
HWD. HARDWOOD
HVAC. HEATING/VENTILATING/AIR

CONDITIONING

I.C.C. INTERNATIONAL CODE
COUNCIL

ID. INSIDE DIAMETER
INCL. INCLUDE(D) (ING)
INSUL. INSULATE(D) (ING)
INT. INTERIOR
INV. INVERT

JAN. JANITOR
J.H. JOIST HANGER
JT. JOINT

KIT. KITCHEN

L. LENGTH
LAM. LAMINATE
LAV. LAVATORY
L.B. LAG BOLT
LOC. LOCATE(ION)
L.V.L. LAMINATED VENEER LUMBER
L.W. LIGHTWEIGHT

MAS. MASONRY
MAT. MATERIAL(S)
MAX. MAXIMUM
M.B. MACHINE BOLT
M.C. MEDICINE CABINET
M.H. MAN HOLE
MECH. MECHANICAL
MEMB. MEMBRANE
MEZZ. MEZZANINE
MFR. MANUFACTURE(ER)
MIN. MINIMUM
MIR. MIRROR
MISC. MISCELLANEOUS
MLDG. MOLDING/MOULDING
M.I.W. MALLEABLE IRON WASHER
M.O. MASONRY OPENING
MTD. MOUNTED
MET. METAL
MULL. MULLION

N. NORTH
(N) NEW
NAT. NATURAL
N.I.C. NOT IN CONTRACT
NOM. NOMINAL
N.T.S. NOT TO SCALE

O/ OVER
OBS. OBSCURE
O.C. ON CENTER(S)
O.D. OUTSIDE DIAMETER
OFF. OFFICE
OFCI. OWNER FURNISHED,

CONTRACTOR INSTALLED
OFOI. OWNER FURNISHED,

OWNER INSTALLED
O.H. OVER HANG
O.H.M.S. OVALHEAD MACHINE SCREW
O.H.W.S. OVALHEAD WOOD SCREW
OPNG. OPENING
OPP. OPPOSITE

P.A.F. POWDER ACTUATED FASTENER
P.B. PANIC BAR
PART. TBD. PARTICLE BOARD
PCF. POUNDS PER CUBIC FOOT
P.D. POWDER DRIVEN
P.G. PAINT GRADE
PERF. PERFORATE
PLF POUNDS PER LINEAR FOOT
PLAS. LAM. PLASTIC LAMINATE
PLAS. PLASTER
PLYWD. PLYWOOD
PR. PAIR
PSF POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
P.T. PRESSURE TREATED
PART. PARTITION
P.T. DISP. PAPER TOWEL DISPENSER
P.V.C. POLYVINYL CHLORIDE

R. RISER
R.A. RETURN AIR
RAD. RADIUS
R.D. ROOF DRAIN
REG. REGISTER
REF. REFRIGERATOR
REINF. REINFORCED
REQ'D. REQUIRED
REQMT. REQUIREMENT
RESIL. RESILIENT
REV. REVERSED
R.H.M.S. ROUNDHEAD MACHINE SCREW
R.H.W.S. ROUNDHEAD WOOD SCREW
RM. ROOM
R.O. ROUGH OPENING
R.O.W. RIGHT OF WAY
R.S. RESAWN
RUB. RUBBER
RWD. REDWOOD
R.W.L. RAIN WATER LEADER

S. SOUTH
S.B. SOLID BLOCKING
S.C. SOLID CORE
SCHED. SCHEDULE
S.A. STORM DRAIN
SECT. SECTION
SERV. SERVICE
S.F. SQUARE FOOT
S.G. STAIN GRADE
SH. SHELF/SHELVING
SHWR. SHOWER
SHT. SHEET
SHT'G. SHEATHING
SIM. SIMILAR
S.S. STAINLESS STEEL SERVICE

SINK
S.S.D. SEE STRUCTURAL DRAWINGS
S.M. SHEET METAL

STD. STANDARD
STAG. STAGGERED
STOR. STORAGE
STRUCT. STRUCTURAL
SUSP. SUSPENDED
SYM. SYMMETRY(ICAL)
SYS. SYSTEM

T. TREAD
T.B. TOWEL BAR
T.B.D. TO BE DETERMINED
T.C. TOP OF CURB
TEL. TELEPHONE
TEMP. TEMPERED
T.E.N. TYPICAL EDGE NAILI
T & G TONGUE & GROOVE
THK. THICK(NESS)
THRESH. THRESHOLD
T.J.I. TRUSS JOIST INTER
T.O. TOP OF
T.P.H. TOILET PAPER HOLD
T.Q. TOP OF PAVEMENT
TV TELEVISION
T.W. TOP OF WALL
TYP. TYPICAL

U/L UNDERWRITER'S LAB
U.N.O. UNLESS NOTED OTH
U.O.N. UNLESS OTHERWISE
UR. URINAL

V.I.F. VERIFY IN FIELD

W. WEST/WIDTH/WIDE
W/ WITH
W.C. WATER CLOSET
WD. WOOD
WDW. WINDOW
W.H. WATER HEATER
WI. WOODWORK INSTIT
W/O WITHOUT
W.P. WATERPROOF(ING)
W.R. WATER RESISTANT
W.S. WOOD SCREW
WSCT. WAINSCOT
WT. WEIGHT
W.W.M. WELDED WIRE MESH

KRISTIN MINNICH
P.O. BOX 222795
CARMEL, CA 93923
ph:  (831) 917-5614
Email: kristinaminnich@gmail.com
Contacts:  KRISTIN MINNICH

NOTE:  THIS BUILDING OR SPACE SHALL PROVIDE A READILY DISTINGUISHABLE MEANS OF
EGRESS COMPLYING WITH CHAPTER 10 AND CHAPTER 11 (WHERE APPLICABLE FOR
ACCESSIBILITY PURPOSES) OF THE 2022 EDITION OF THE CALIFORNIA BUILDING CODE. THE
EXIT SYSTEM SHALL MAINTAIN A CONTINUOUS, UNOBSTRUCTED AND UNDIMINISHED PATH
OF EXIT TRAVEL FROM ANY OCCUPIED POINT WITHIN THE BUILDING TO A PUBLIC WAY.

EXITING:

2022 NFPA 13,  AUTOMATIC SPRINKLER SYSTEMS (CA AMENDED)

2022 NFPA 72, NATIONAL FIRE ALARM AND SIGNALLING CODE (CA AMENDED)

PARTIAL LIST OF APPLICABLE STATE STANDARDS

CALIFORNIA CODE OF REGULATIONS (CCR):

2022 CALIFORNIA ADMINISTRATIVE CODE (CAC), CCR TITLE 24, PART 1

2022 CALIFORNIA BUILDING CODE (CBC), CCR TITLE 24, PART 2, VOLUMES 1 AND 2

2022 CALIFORNIA ELECTRICAL CODE (CEC), CCR TITLE 24, PART 3

2022 CALIFORNIA MECHANICAL CODE (CMC), CCR TITLE 24, PART 4

2022 CALIFORNIA PLUMBING CODE (CPC), CCR TITLE 24, PART 5

2022 CALIFORNIA ENERGY CODE (CEC), CCR TITLE 24, PART 6

PART 7 VACANT

2022 CALIFORNIA HISTORICAL BUILDING CODE (CHBC), CCR TITLE 24, PART 8

2022 CALIFORNIA FIRE CODE (CFC), CCR TITLE 24, PART 9

2022 CALIFORNIA EXISTING BUILDING CODE (CEBC), CCR TITLE 24, PART 10

2022 CALIF. GREEN BUILDING STANDARDS CODE (CALGreen), CCR TITLE 24, PART 11

2022 CALIFORNIA REFERENCED STANDARDS CODE, CCR TITLE 24, PART 12

CCR TITLE 19, PUBLIC SAFETY, DIVISION 1, STATE FIRE MARSHAL

APPLICABLE BUILDING CODES & STANDARDS

ARCHITECT
WALD, RUHNKE & DOST ARCHITECTS, LLP
2340 GARDEN ROAD, SUITE 100
MONTEREY, CA 93940
ph:  (831) 649-4642  fax:  (831) 649-3530
Email:  christopherb@wrdarch.com
Contact:  CHRISTOPHER BARLOW

VICINITY MAP

PROJECT
LOCATION

DEFERRED SUBMTTALS
The contractor shall provide shop drawings, details and structural calculations for the
deferred items per the architectural and structural drawings & criteria. Submittal documents
for deferred items shall be submitted for review to the architect and engineer of record.  The
architect and engineer of record shall review the deferred item documents, sign and stamp
them as approved and forward them to the Building Official with a notification indicating that
the deferred submittal documents have been found to be in general conformance with the
design of the building and no exceptions are taken. The deferred items shall not be installed
until their design and submittal documents have been approved by the building official.:

1. FIRE SPRINKLERS: DRAWINGS AND SUPPORTIVE CALCULATIONS FOR ALL
MODIFICATIONS TO THE EXISTING FIRE SPRINKLER SYSTEM ARE REQUIRED
TO BE SUBMITTED BY THE INSTALLING LICENSED FIRE SPRINKLER
CONTRACTOR (C-16) TO THE FIRE PREVENTION DEPARTMENT FOR REVIEW
AND APPROVAL PRIOR TO INSTALLATION.

2. AUTOMATIC FIRE ALARM SYSTEM

3. PANEL CALCULATIONS: PG&E (OR OWNER'S AGENT ) WILL PROVIDE ALL
REQUIRED 30 DAY AND / OR 72 HOUR RECORDING AMMETER READINGS, AND
ANY NECESSARY ON-SITE SUPPORT (SUCH AS AN ELECTRICIAN AND / OR
FACILITIES STAFF) THAT MAY BE REQUIRED TO FACILITATE ACCESS TO
AREAS AND EQUIPMENT.

26'MAX. BUILDING HT:

BUILDING AREAS:

BASEMENT FLOOR: 1,335 S.F.
FIRST FLOOR (OFFICES):           3,440 S.F.

CARPORT:    640 S.F.
MECHANICAL ROOM:      82 S.F.

SECOND FLOOR:
APARTMENT #330: 1,982 S.F.
APARTMENT #320:   919 S.F.
APARTMENT #310:   678 S.F.

COMMON OPEN AREA:
ROOF DECK STAIR:     73 S.F.

WATERPROOF DECK:   213 S.F.
PEDESTAL PAVER DECK   545 S.F.

SCOPE OF WORK

MIXED USE BUILDING
LOWER LEVEL - OFFICE SPACE (NO CHANGES)
UPPER LEVEL  - RESIDENTIAL APARTMENT UNITS

BUILDING USE:

STANDARD CONDITIONS

1. AUTHORIZATION. THIS APPROVAL OF DESIGN REVIEW (DR 23-121, MINNICH) ) AUTHORIZES ALTERATIONS TO AN EXISTING COMMERCIAL PROPERTY LOCATED ON SAN
CARLOS 2 NW OF 8TH IN THE RESIDENTIAL AND LIMITED COMMERCIAL (RC) ZONING DISTRICT WITH AN ACTIVE BUILDING PERMIT (BP# 22-355). THE MODIFICATIONS APPROVED
UNDER THIS DESIGN REVIEW INCLUDE: 1. A WINDOW ADDITION TO THE SOUTH ELEVATION; 2. A WINDOW ADDITION WITHIN THE INTERIOR TERRACE ON THE SECOND FLOOR; 3.
REPLACEMENT OF A WINDOW ON THE NORTH ELEVATION AND REDUCTION IN SIZE; 4. WATERPROOFING AND REPAIRS TO THE ROOF; 5. THE ADDITION OF TWO NEW SKYLIGHTS
THE PROJECT SHALL BE CONSISTENT WITH THE PLANS PREPARED BY WRD ARCHITECTS DATED APPROVED BY COMMUNITY PLANNING & BUILDING DEPARTMENT ON MAY 19,
2023, UNLESS MODIFIED BY THE CONDITIONS OF APPROVAL CONTAINED HEREIN.
2. CODES AND ORDINANCES. THE PROJECT SHALL BE CONSTRUCTED IN CONFORMANCE WITH ALL REQUIREMENTS OF THE 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.
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. 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.
5. SERVICE LATERALS. ALL ELECTRICAL SERVICE LATERALS TO ANY NEW BUILDING OR STRUCTURE, OR TO ANY BUILDING OR STRUCTURE BEING REMODELED WHEN SUCH
REMODELING REQUIRES THE RELOCATION OR REPLACEMENT OF THE MAIN SERVICE EQUIPMENT, SHALL BE PLACED UNDERGROUND ON THE PREMISES UPON WHICH THE
BUILDING OR STRUCTURE IS LOCATED. UNDERGROUNDING WILL NOT BE REQUIRED WHEN THE PROJECT VALUATION IS LESS THAN $200,000 OR WHEN THE CITY FORESTER
DETERMINES THAT UNDERGROUNDING WILL DAMAGE OR DESTROY SIGNIFICANT TREES(S) (CMC 15.36.020).
6. FIRE SPRINKLER. ADDITIONS, ALTERATIONS, OR REPAIRS TO EXISTING STRUCTURES THAT INVOLVE THE ADDITION, REMOVAL, OR REPLACEMENT OF 50 PERCENT OR
MORE OF THE LINEAR LENGTH OF THE WALLS (INTERIOR AND EXTERIOR) WITHIN A 5-YEAR PERIOD SHALL REQUIRE THE INSTALLATION OF AN AUTOMATIC RESIDENTIAL FIRE
SPRINKLER SYSTEM IN ACCORDANCE WITH THE CALIFORNIA BUILDING AND FIRE CODES (CMC 15.08.135)
7. MODIFICATIONS. THE APPLICANT SHALL SUBMIT IN WRITING, WITH REVISED PLANS, TO THE COMMUNITY PLANNING AND BUILDING STAFF ANY PROPOSED CHANGES TO
THE APPROVED PROJECT PLANS PRIOR TO INCORPORATING THOSE CHANGES. IF THE APPLICANT CHANGES THE PROJECT WITHOUT FIRST OBTAINING CITY APPROVAL, THE
APPLICANT WILL BE REQUIRED TO SUBMIT THE CHANGE IN WRITING, WITH REVISED PLANS, WITHIN 2 WEEKS OF THE CITY BEING NOTIFIED. A CEASE WORK ORDER MAY BE
ISSUED ANY TIME AT THE DISCRETION OF THE DIRECTOR OF COMMUNITY PLANNING AND BUILDING UNTIL: A) EITHER THE PLANNING COMMISSION OR STAFF HAS APPROVED
THE CHANGE, OR B) THE PROPERTY OWNER HAS ELIMINATED THE CHANGE AND SUBMITTED THE PROPOSED CHANGE IN WRITING, WITH REVISED PLANS, FOR REVIEW. THE
PROJECT WILL BE REVIEWED FOR ITS COMPLIANCE TO THE APPROVED PLANS PRIOR TO FINAL INSPECTION.
8. EXTERIOR REVISIONS TO PLANNING APPROVAL FORM. ALL PROPOSED MODIFICATIONS THAT AFFECT THE EXTERIOR APPEARANCE OF THE BUILDING OR SITE ELEMENTS
SHALL BE SUBMITTED ON THE “REVISIONS TO PLANNING APPROVAL” FORM ON FILE IN THE COMMUNITY PLANNING AND BUILDING DEPARTMENT. ANY MODIFICATION
INCORPORATED INTO THE CONSTRUCTION DRAWINGS THAT IS NOT LISTED ON THIS FORM, SHALL NOT BE DEEMED APPROVED UPON ISSUANCE OF A BUILDING PERMIT.
9. CONFLICTS BETWEEN PLANNING APPROVALS AND CONSTRUCTION PLANS. IT SHALL BE THE RESPONSIBILITY OF THE OWNER, APPLICANT, AND CONTRACTOR(S) TO
ENSURE CONSISTENCY BETWEEN THE PROJECT PLANS APPROVED BY PLANNING STAFF, THE PLANNING COMMISSION, OR THE CITY COUNCIL ON APPEAL, AND THE
CONSTRUCTION PLANS SUBMITTED TO THE BUILDING DIVISION AS PART OF THE BUILDING PERMIT REVIEW. WHERE INCONSISTENCIES BETWEEN THE PLANNING APPROVAL AND
THE CONSTRUCTION PLANS EXIST, THE PLANNING APPROVAL SHALL GOVERN, UNLESS OTHERWISE APPROVED IN WRITING BY THE COMMUNITY PLANNING & BUILDING
DIRECTOR, OR THEIR DESIGNEE. WHEN CHANGES OR MODIFICATIONS TO THE PROJECT ARE PROPOSED, THE APPLICANT SHALL CLEARLY LIST AND HIGHLIGHT EACH
PROPOSED CHANGE AND BRING EACH CHANGE TO THE CITY’S ATTENTION. CHANGES TO THE PROJECT THAT ARE INCORPORATED INTO THE CONSTRUCTION DRAWINGS THAT
WERE NOT CLEARLY LISTED OR IDENTIFIED AS A PROPOSED CHANGE SHALL NOT BE CONSIDERED AN APPROVED CHANGE. SHOULD CONFLICTS EXIST BETWEEN THE
ORIGINALLY APPROVED PROJECT PLANS AND THE ISSUED CONSTRUCTION DRAWINGS THAT WERE NOT EXPLICITLY IDENTIFIED AS A PROPOSED CHANGE, THE PLANS
APPROVED AS PART OF THE PLANNING DEPARTMENT REVIEW, INCLUDING ANY CONDITIONS OF APPROVAL, SHALL PREVAIL.
10. 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.
11. 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

12. CONDITION OF APPROVAL ACKNOWLEDGEMENT. THE CONDITION OF APPROVAL ACKNOWLEDGEMENT FORM, AVAILABLE FROM THE COMMUNITY PLANNING AND BUILDING
DEPARTMENT, SHALL BE SIGNED BY THE APPROPRIATE PARTIES PRIOR TO THE ISSUANCE OF A BUILDING PERMIT. A SIGNED COPY OF THE ACKNOWLEDGEMENT SHALL ALSO
BE PRINTED IN THE BUILDING PLAN SET.
13. BUILDING PERMIT REVISION. THE APPLICANT SHALL APPLY FOR AND OBTAIN A BUILDING PERMIT REVISION TO BUILDING PERMIT BP 22-355 PRIOR TO COMMENCING WORK
ON THE APPROVED DESIGN STUDY AMENDMENT (DR 23-121).
14. SKYLIGHTS & SKYLIGHT SHADES. THE APPLICANT SHALL SUBMIT PRODUCT INFORMATION FOR THE SKYLIGHTS AND SKYLIGHT SHADES PRIOR TO THE ISSUANCE OF A
BUILDING PERMIT. ALL SKYLIGHTS SHALL BE LOW-PROFILE AND USE NON-REFLECTIVE GLASS TO MINIMIZE THE AMOUNT OF LIGHT AND GLARE VISIBLE FROM ADJOINING
PROPERTIES. MANUAL OR AUTOMATIC SHADES SHALL BE INSTALLED IN EACH SKYLIGHT TO REDUCE VISIBLE LIGHT TRANSMISSION DURING THE HOURS OF DARKNESS.
SKYLIGHT FLASHING SHALL MATCH THE ROOF COLOR.

PLANNING CONDITIONS OF APPROVAL

ABBREVIATIONS

PHASE 1:
EXISTING SECOND FLOOR APARTMENT #330 (COMPLETED
UNDER BP-22-355)

PHASE 2:
NEW ROOF ACCESS STAIRCASE, NEW WATER PROOF DECK
& PART. PEDESTAL. PAVER ROOF COVER, NEW RAILINGS &
PARAPET CAP.

PHASE 3:
FUTURE BUILD -OUT OF SECOND FLOOR APARTMENT #340
and #350

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
00

1.
dw

g,
 1

/3
1/

20
24

 9
:4

3:
32

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

EXISTING
FIRST FLOOR PLAN

1/4"=1'-0"

TENANT SPACE

230

OUTDOOR
PASSAGEWAY

TENANT SPACE

220

CONF. ROOM

221

CONF. ROOM

213

OFFICE

212

OFFICE

211
TENANT SPACE

210

TENANT SPACE

200

TENANT SPACE

250

COPY ROOM

214

MECH'L
ROOM

240

2

4

5

6

3

2

5

APARTMENT RESIDENT
GARAGE PARKING (2 SPACES)

APARTMENT RESIDENT
GARAGE PARKING (1 SPACE)

PHASE ONE

EXISTING
FIRST
FLOOR PLAN

A101
23086-A101

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

EXISTING COLUMN TO REMAIN (TYP)

EXISTING LINE OF SECOND FLOOR ABOVE

EXISTING SOFFIT ABOVE

EXISTING BEAM ABOVE

MECHANICAL EQUIPMENT

MECHANICAL EQUIPMENT

1

2

3

4

5

6

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
10

1.
dw

g,
 1

/3
1/

20
24

 9
:4

3:
39

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

EXISTING
FIRST FLOOR PLAN

1/4"=1'-0"

A
A701

TENANT SPACE

230

OUTDOOR
PASSAGEWAY

TENANT SPACE

220

CONF. ROOM

221

CONF. ROOM

213

OFFICE

212

OFFICE

211
TENANT SPACE

210

TENANT SPACE

200

TENANT SPACE

250

COPY ROOM

214

MECH'L
ROOM

240

2

4

5

6

3

2

5

APARTMENT RESIDENT
GARAGE PARKING (2 SPACES)

APARTMENT RESIDENT
GARAGE PARKING (1 SPACE)

PHASE TWO

(NO CHANGE)

EXISTING
FIRST
FLOOR PLAN

A102
23086-A102

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

EXISTING COLUMN TO REMAIN (TYP)

EXISTING LINE OF SECOND FLOOR ABOVE

EXISTING SOFFIT ABOVE

EXISTING BEAM ABOVE

MECHANICAL EQUIPMENT

MECHANICAL EQUIPMENT

1

2

3

4

5

6

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
10

2.
dw

g,
 1

/3
1/

20
24

 9
:4

3:
42

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

PROPOSED A.D.A. IMPROVEMENTS at
FIRST FLOOR PLAN

1/4"=1'-0"

A
A701

TENANT SPACE

230

OUTDOOR
PASSAGEWAY

TENANT SPACE

220

CONF. ROOM

221

CONF. ROOM

213

OFFICE

212

OFFICE

211
TENANT SPACE

210

TENANT SPACE

200

TENANT SPACE

250

COPY ROOM

214

MECH'L
ROOM

240

2

4

5

6

2

5

APARTMENT RESIDENT
PARKING (1 SPACE)

APARTMENT RESIDENT
GARAGE PARKING (1 SPACE)

NO

PARKING

PHASE THREE

9'-0"±8'-10"
8'-0" MIN.

18
'-0

" M
IN

.

±1
7'

-3
" (

1:
20

 M
IN

. S
LO

PE
 D

O
W

N
)

(N
O

 H
AN

D
R

AI
LS

 R
EQ

U
IR

ED
)

4'
-4

"
LE

VE
L 

LA
N

D
IN

G

4'-2"

NEW CONCRETE RAMP
w/ ROLLED EDGE

PROPOSED
FIRST
FLOOR PLAN

A103
23086-A103

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

EXISTING COLUMN TO REMAIN (TYP)

EXISTING LINE OF SECOND FLOOR ABOVE

EXISTING SOFFIT ABOVE

EXISTING BEAM ABOVE

MECHANICAL EQUIPMENT

MECHANICAL EQUIPMENT

1

2

3

4

5

6

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
10

3.
dw

g,
 1

/3
1/

20
24

 9
:4

3:
47

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

EXISTING
SECOND FLOOR PLAN

1/4"=1'-0"

LIVING/
DINING

332

KITCHEN

331

OFFICE

333

HOBBY
ROOM

335

GUEST
BATHROOM

338

BEDROOM

339

BATHROOM

340

WATER
CLOSET

342

DN

APT. 330
1,982 s.f.

BATHROOM

334

LAUNDRY

337

STOR.

341

HALL

336

COMMON
AREA

360

TOILET

361

DN

DN

DN

KITCHEN

202

BATHROOM

203

STUDIO
APARTMENT

201

APT. 340
1,597 s.f.

(EXISTING)

(EXISTING)

(EXISTING)

PHASE ONE

EXISTING
SECOND
FLOOR PLAN

A201
22137-A201-CB

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
20

1-
CB

.d
w

g,
 1

/3
1/

20
24

 9
:4

3:
52

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

PROPOSED
SECOND FLOOR PLAN

1/4"=1'-0"

LIVING/
DINING

332

KITCHEN

331

OFFICE

333

HOBBY
ROOM

335

GUEST
BATHROOM

338

BEDROOM

339

BATHROOM

340

WATER
CLOSET

342

DN

APT. 330
1,982 s.f.

BATHROOM

334

LAUNDRY

337

STOR.

341

A
A701

A
A701

HALL

336

COMMON
AREA

360

TOILET

361

DN

DN

DN

A
A601

B
A701

B
A701

KITCHEN

202

BATHROOM

203

(EXISTING)

(EXISTING)

PHASE TWO

(STAIRS TO ROOF DECK)

PROPOSED
SECOND
FLOOR PLAN

A202
22137-A202

RC

CB

THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

EXISTING COLUMN TO REMAIN

EXISTING LINE OF ROOF OPENING ABOVE

NEW SHOWER STALL

OPEN TO FIRST FLOOR BELOW

(NOT USED)

(NOT USED)

(NOT USED)

(NOT USED)

1

2

3

4

5

6

7

8

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
20

2.
dw

g,
 1

/3
1/

20
24

 9
:4

3:
57

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

PROPOSED
SECOND FLOOR PLAN

1/4"=1'-0"

LIVING/
DINING

332

KITCHEN

331

OFFICE

333

HOBBY
ROOM

335

GUEST
BATHROOM

338

BEDROOM

339

BATHROOM

340

WATER
CLOSET

342

DN

APT. 330
1,982 s.f.

BATHROOM

334

LAUNDRY

337

STOR.

341

A
A701

A
A701

HALL

336

COMMON
AREA

360

TOILET

361

DN

DN

DN

B
A701

B
A701

KITCHEN

202

BATHROOM

203

STUDIO
APARTMENT

201

APT. #350
678 s.f.

(EXISTING)

(FUTURE)

(EXISTING)

STUDIO
APARTMENT

204

APT. #340
919 s.f.

(FUTURE)

PHASE THREE

(BUILDOUT of REMAINING 2nd FLR APTS

PROPOSED
SECOND
FLOOR PLAN

A203
22137-A203

RC

CB

THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

EXISTING COLUMN TO REMAIN

EXISTING LINE OF ROOF OPENING ABOVE

NEW SHOWER STALL

OPEN TO FIRST FLOOR BELOW

(NOT USED)

(NOT USED)

(NOT USED)

(NOT USED)

1

2

3

4

5

6

7

8

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
20

3.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
02

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

EXISTING
ROOF PLAN

1/4"=1'-0"

SLOPE

SLOPESLOPESLOPE

SLOPE

SLOPE

SLOPE

SLOPE

SL
O

PE

SL
O

PE

SLOPE

SL
O

PE
SL

O
PE

B
A701

B
A701

A
A701

A
A701

2

2

2

1

3

5

5

10

1

4

9

4

10

4

2

3

11

1

9 6

5

7

PHASE ONE

(NO CHANGE)

EXISTING
ROOF PLAN

A231
22137-A231

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

DASHED LINE INDICATES WALLS BELOW (TYP)

EXISTING CONCRETE TILE ROOFING at 4:12 SLOPE (TYP)

EXISTING SHEET METAL CRICKET

EXISTING SKYLIGHT

OPEN TO FLOOR / GROUND BELOW

(NOT USED)

(NOT USED)

(NOT USED)

EXISTING CHIMNEY FLUE w/ APPROVED SPARK ARRESTOR AND STORM CAP

EXISTING PARAPET WALL

EXISTING ROOF DRAIN

1

2

3

4

5

6

7

8

9

10

11

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
23

1.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
07

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

PROPOSED ROOF PLAN
w/ ADDED ROOF DECK

1/4"=1'-0"

SLOPE

SLOPESLOPESLOPE

SLOPE

SLOPE

SLOPE

SLOPE

SL
O

PE

SL
O

PE

SLOPE

SL
O

PE
SL

O
PE

B
A701

B
A701

A
A701

A
A701

2

2

2

1

3

5

5

10

1

4

9

4

10

4

2

3

11

DN

DN

DN

DN

23'-0" +/- 8'-41
2" +/- 10'-6" +/-

24
'-0

"

29
'-0

"

18'-3"

13'-2"

10'-4"

1

9 6

5

5

7

8

12

8 12

8 12

8 12 8 128

8

8
12 7

13 14

15

13 14

6

PHASE TWO
PROPOSED
ROOF PLAN

A232
22137-A232

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

DASHED LINE INDICATES WALLS BELOW (TYP)

EXISTING CONCRETE TILE ROOFING at 4:12 SLOPE (TYP)

EXISTING SHEET METAL CRICKET

EXISTING SKYLIGHT

OPEN TO FLOOR / GROUND BELOW

NEW ROOF DRAIN WITH OVERFLOW SCUPPER & DRAIN TO DAYLIGHT

OVERFLOW SCUPPER THROUGH WALL

NEW PARAPET WALL CAP FLASHING, MIN 24 GA. G.I. METAL, TYPICAL

EXISTING CHIMNEY FLUE w/ APPROVED SPARK ARRESTOR AND STORM CAP

EXISTING PARAPET WALL

EXISTING ROOF DRAIN

NEW RAILING WITH CABLE RAILING

TAPERED FOAM INSULATION WITH WATER PROOF COVER SLOPED TO DRAIN 1/4"
PER FOOT MIN.

NEW LIGHTWEIGHT CONCRETE PAVERS ON ADJUSTABLE PAVERS (TYP.)

NEW WATER PROOF ROOF DECK, SLOPE 1/4" PER FOOT TO DRAIN

NEW STAIR BELOW - SEE FLOOR PLAN

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
23

2.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
12

 A
M

, R
ya

nC

Attachment 3



PLAN
NORTH

SCALE:

ROOF PLAN
(COMPLETED ROOF DECK)

1/4"=1'-0"

SLOPE

SLOPESLOPESLOPE

SLOPE

SLOPE

SLOPE

SLOPE

SL
O

PE

SL
O

PE

SLOPE

SL
O

PE
SL

O
PE

B
A701

B
A701

A
A701

A
A701

2

2

2

1

3

5

5

10

1

4

9

4

10

4

2

3

11

DN

DN

DN

DN

23'-0" +/- 8'-41
2" +/- 10'-6" +/-

24
'-0

"

29
'-0

"

18'-3"

13'-2"

10'-4"

1

9 6

5

5

7

8

12

8 12

8 12

8 12 8 128

8

8
12 7

13 14

15

13 14

6

PHASE THREE ROOF PLAN

A233
22137-A233

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

DASHED LINE INDICATES WALLS BELOW (TYP)

EXISTING CONCRETE TILE ROOFING at 4:12 SLOPE (TYP)

EXISTING SHEET METAL CRICKET

EXISTING SKYLIGHT

OPEN TO FLOOR / GROUND BELOW

NEW ROOF DRAIN WITH OVERFLOW SCUPPER & DRAIN TO DAYLIGHT

OVERFLOW SCUPPER THROUGH WALL

NEW PARAPET WALL CAP FLASHING, MIN 24 GA. G.I. METAL, TYPICAL

EXISTING CHIMNEY FLUE w/ APPROVED SPARK ARRESTOR AND STORM CAP

EXISTING PARAPET WALL

EXISTING ROOF DRAIN

NEW RAILING WITH CABLE RAILING

TAPERED FOAM INSULATION WITH WATER PROOF COVER SLOPED TO DRAIN 1/4"
PER FOOT MIN.

NEW LIGHTWEIGHT CONCRETE PAVERS ON ADJUSTABLE PAVERS (TYP.)

NEW WATER PROOF ROOF DECK, SLOPE 1/4" PER FOOT TO DRAIN

NEW STAIR BELOW - SEE FLOOR PLAN

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
23

3.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
17

 A
M

, R
ya

nC

Attachment 3



NEW RAILINGS TO BE ADDED IN PHASE 2

NEW RAILINGS TO BE
ADDED IN PHASE 2

EXISTING
EXTERIOR
ELEVATIONS

A401
23086-A401

-

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
40

1.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
21

 A
M

, R
ya

nC

Attachment 3



NEW GUARDRAIL ONTO (E) PARAPET WALL
TO BE ADDED IN PHASE 2

(STREET SCAPE)

NEW GUARDRAIL ONTO (E) PARAPET WALL
TO BE ADDED IN PHASE 2

EXISTING
EXTERIOR
ELEVATIONS

A402
23086-A402

-

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
40

2.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
31

 A
M

, R
ya

nC

Attachment 3



3'
-0

"
5'

-1
0"

8 
R

s 
At

 7
.5

" E
AC

H
6 

Ts
 a

t 1
0"

 E
A.

3'
-1

01 2"

5'
-1

0"
8 

R
s 

at
 7

.3
75

" E
AC

H
7 

Ts
 a

t 1
0"

 E
A.

UP

UP

UP

SCALE:
A

STAIR PLAN
UPPER LEVEL

1/2" = 1'-0"

10"

3'
-8

1 2"

3'-11
2"10"3'-11

2"

11 2"

PHASE TWO

ENLARGED
STAIR PLAN

A601
23086-A601

-

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
60

1.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
36

 A
M

, R
ya

nC

Attachment 3



SCALE:
A

BUILDING SECTION of
ADDED PHASE 2 STAIRS

1/4" = 1'-0"

SCALE:
B

BUILDING SECTION of
ADDED PHASE 2 ROOF DECK

1/4" = 1'-0"

11
'-2

"

1'
-2

"
1'

-1
0"

1'
-8

"

3'
-0

"
6"

BUILDING
SECTIONS

A701
23086-A701

RC

CB

SHEET NAME:

SET ISSUED:

JOB NO.:

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

SHEET NO.:

FILE NAME:

DRAWN BY:

CHECKED BY:

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED.  TITLE  TO  THE  PLANS  AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND   VISUAL   CONTACT   WITH   THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

PLOT DATE:

PRINT DATE:

1.31.2024

23086

SA
N

 C
AR

LO
S 

BU
IL

D
IN

G
R

O
O

F 
IM

PR
O

VE
M

EN
TS

SW
 S

AN
 C

AR
LO

S 
an

d 
8t

h 
ST

R
EE

TS
KR

IS
TI

N
 M

IN
N

IC
H

P.
O

. B
O

X 
22

27
95

C
AR

M
EL

, C
A 

 9
39

21
01

0-
14

5-
02

1
A.

P.
N

.:

2.14.2024   Planning Commission

No. C31466

REN. 1/31/23

LIC
ENSED    ARCHITECT

STATE   OF   C A L I F O R N I
 A

C
HR

IS
TOPHER    BARLO

W
THE KEY NOTES THAT FOLLOW APPLY TO THE DRAWING(S) ON THIS SHEET ONLY.  REFER
TO FOLLOWING SHEETS FOR NOTES THAT ARE APPLICABLE TO THOSE DRAWINGS.

KEY NOTES

EXISTING SLAB ON GRADE (TYP)

EXISTING FLOOR / CEILING SYSTEM (TYP)

EXISTING ROOF BEAM

EXISTING ROOF RAFTERS (TYP)

EXISTING WALL TO BE DEMOLISHED

EXISTING STAIR TO BE DEMOLISHED

EXISTING STAIR TO REMAIN

EXISTING BEAM BEYOND

EXISTING WALL BEYOND

(NOT USED)

EXISTING ROOF TRUSSES / ROOF FRAMING at 24" O.C.

(NOT USED)

(NOT USED)

(NOT USED)

(NOT USED)

EXISTING PARAPET WALL

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

J:\
23

 Jo
bs

\2
30

86
 S

an
 C

ar
lo

s P
ro

 B
ld

g 
Ro

of
 D

ec
k\

D
ra

w
in

gs
\2

30
86

-A
70

1.
dw

g,
 1

/3
1/

20
24

 9
:4

4:
42

 A
M

, R
ya

nC

Attachment 3



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT:

DS 23-160 (Lutz): Consideration of a Combined Concept and Final Design Study and
associated Coastal Development Permit for one-story additions totaling 211 square feet to
an existing one-story 1,249-square-foot residence, construction of a 235-square-foot
detached garage in the front yard setback, and associated site modifications, at the historic
"Elizabeth F. Armstrong House," located on Santa Fe Street 4 northwest of 6th Avenue in
the Single-Family Residential (R-1) District. APN 010-092-005-000.
 

Application: DS 23-160 (Lutz) APN: 010-092-005-000 
Block:60 Lot:11 
Location: Santa Fe Street 4, northwest of 6th Avenue
Applicant:Thomas Bateman Hood, Architect Property Owner: Breck J & Carole A Lutz TRS

Executive Summary:
The project includes two small additions, one on the north side of the cottage and one on the south side,
and the construction of a 235-square-foot detached garage in the front yard setback of a standard 4,000-
square-foot lot. The residence was constructed in 1928 and is listed on the Carmel inventory of historic
resources. Two Coast live oak and two Podocarpus trees rated “not significant” are proposed to be
removed.

Recommendation:
Adopt a Resolution (Attachment 1) approving a combined Concept and Final Design Study and associated
Coastal Development Permit for one-story additions totaling 211 square feet, a 235-square-foot detached
garage in the front yard setback, and associated site improvements located on Santa Fe Street 4, northwest
of 6th Avenue. APN 010-092-005-000

Background and Project Description:



The historic “Elizabeth F. Armstrong House” is located on Santa Fe Street 4 northwest of 6th Avenue.  The
one-story, wood-framed stucco cottage was built in 1928 by Hugh Comstock.  The Tudor/Storybook-style
residence expanded to the rear in 1958 (to connect to a c.1930 guesthouse) and was expanded to the rear
again in 1967. 
 
According to the DPR 523 survey form authored by Kent Seavey in 2002, the property is historically
significant under California Register Criterion 3 “as a contributor to a fully documented district that is eligible
for designation as a local historic district.” The Comstock Hill Historic District (eligible but not listed)
contains the largest concentration of early residential buildings by noted Carmel designer/builder Hugh
Comstock.
 
The “Elizabeth F. Armstrong House” also known as “Our House,” has the distinction of being the only known
Comstock collage to be replicated by Comstock for a second client, Elspeth Rose, whose “Sunwise Turn”
cottage at N. Casanova and Palou is commonly referred to as the “twin on Palou.”
 
The character-defining features of the “Elizabeth F. Armstrong House” are concentrated on the original
1928 portion of the house and include:
 

•          Irregular plan and steeply pitched gabled roof
•          One-story massing
•          Textured, rustic stucco exterior walls
•          Carmel stone exterior chimney
•          Gabled bracket portico at the north entry with triangular, carved wood brackets
•          Single, paired, and banked multi-pane wood casement windows
•          Arched fixed window north of the chimney
•          Wood French doors at the south elevation
•          Braced wood shutters with heart cut-outs

 
On November 20, 2023, the Historic Resources Board reviewed the project for consistency with the
Secretary of the Interior’s standards and adopted Resolution 2023-020-HRB, with conditions. The Planning
Commission is considering the design study application for consistency with the residential design
guidelines and Carmel Municipal Code.

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.
 
Staff Response: During the preliminary site assessment, the City Forester identified ten trees on or
immediately adjacent to the property, including five Coast live oaks, two Podocarpus, one Redwood, one
Maple, and one Pittosporum. All trees were rated significant, with the exception of the Pittosporum and
Podocarpus. However, the two Coast live oak trees proposed for removal, trees no. 5 and no. 6, do not
meet the minimum size required to be rated significant.
 
City code (CMC Section 17.34.070 - Landscaping Standards for Residential Districts) requires that upper
and lower canopy trees be planted as a component of development projects, if needed.  The City Forester
recommends the standard tree density of three upper and one lower canopy tree. With the application of
conditions, the project meets the objectives of forest character.



 
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourage designs that preserve
reasonable privacy for adjacent properties and maintain view opportunities of natural features.
 
Staff Response: No potential privacy or view impacts were identified.
 
Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourage 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.
 
Staff Response: The project site does not currently contain on-site parking. Off-street parking is provided in
the public right-of-way at the front of the property. The applicant is proposing to construct a detached garage
in the front yard setback, 7 inches from the front property line. The garage has been placed as close to the
north (side) property line as is feasible without impacting a significant Redwood tree, and furthest away from
the cottage to minimize visual obstruction of the historic resource. While locating a garage in the front yard
setback reduces the amount of open space in the front yard, it also minimizes the amount of paved surface
for a driveway. The proposed garage is 12 feet, 6 inches tall, with a ridge elevation of 227.3’. Staff
estimates the highest ridge elevation of the cottage to be 229.6’. The detached garage is further analyzed
below.
 
Detached Garage in the Front Setback:  CMC Section 17.10.030.A.1 (Detached Garages and
Carports) allows detached garages within the front yard setback to encourage variety and diversity in
neighborhood design subject to the following standards:
 

1)     The Planning Commission may authorize a single-car, detached garage or carport not
exceeding 12 feet in width, 250 square feet in floor area, and 15 feet in height in either the front
yard setback or the side yard setback facing a street (but not both).
 
Staff Response: The proposed single-car detached garage would be in the front yard setback, 7”
from the front property line and 7’-2” from the north (side) lot line (6’-4” at the projecting bay window).
Existing topography and a significant Redwood tree prevent the garage from being closer to the
north (side) property line.  The garage is proposed to be 11’ wide and no more than 235 square feet
in area (per Resolution 2023-020-HRB) to minimize visual obstruction of the historic resource. The
depth of the garage meets the minimum requirement of 20’, and the height is proposed to be 12’-6”.
The garage meets standard no. 1.
 
2)     At least 50 percent of the adjacent right-of-way is landscaped or preserved in a natural and
forested condition to compensate for the loss of open space.
 
Staff Response: The distance between the front property line and the edge of the roadway is
approximately 16 feet and provides off-street parking for the neighborhood. The proposed driveway
would be 9 feet wide, leaving approximately 20 linear feet of open space in the public right-of-way for
off-street parking. The project meets standard no. 2.
 
3)     The proposed setback encroachment would not impact significant or moderately significant
trees.
 
Staff Response: The proposed garage is located in close proximity to a significant Redwood (tree
no. 4). CMC 17.48.110.A (Protection of Existing Trees) prohibits the compaction of soils,



construction of building walls, or placement of impermeable surfaces within 6 feet of a significant tree
to protect the root structure of the tree. The City Forester allows construction within the 6-foot root
protection zone if it can be demonstrated that no significant roots would be impacted. Special
Condition No. 37 requires the applicant to obtain approval from the City Forester for any
encroachment into the 6-foot root protection zone. With the application of conditions, the project
meets standard 3.
 
4)     Free and safe movement of pedestrians and vehicles in adjacent rights-of-way is protected.
 
Staff Response: The project site is approximately mid-block on the west side of Santa Fe Street
between 5th and 6th Avenues. Approximately 16 feet of unimproved right of way is between the front
property line and the street edge. This depth could accommodate a compact-sized vehicle in the
driveway; however, a standard-sized vehicle may extend into the roadway, creating a safety hazard.
Staff recommends a minimum depth of 18 feet between the face of the garage and the edge of the
roadway to accommodate most vehicle sizes (Special Condition of Approval No. 40). With the
application of conditions, the project meets standard no. 4.
 
5)     All development on site will be in scale with adjacent properties and the neighborhood
context consistent with adopted design guidelines.
 
Staff Response: The detached garage proposes an 8-foot interior plate height and an overall height
of 12 feet, 6 inches. The garage would be 2 feet, 4 inches lower than the historic cottage. Residential
design guideline 6.2 encourages parking facilities that maintain or enhance variety along the street
edge. The proposed detached garage meets this guideline, as there are no other detached garages
in the immediate neighborhood. Additionally, guideline 6.1 encourages single-car garage doors, and
the proposed garage is a single-car garage. Residential Design Guideline 6.5 encourages
positioning a garage to maximize opportunities for open space, views, and privacy. The historic
cottage maintains a front yard setback of 38 feet, 8 inches, providing a sizeable amount of open
space at the front of the lot. The project meets standard no. 5.
 
6)     Placement of the garage or carport in the setback will add diversity to the neighborhood
streetscape.
 
Staff Response: As noted above, residential design guideline 6.2 encourages parking facilities that
maintain or enhance variety along the street edge, and the project meets this guideline. The project
meets standard no. 6.

 
The proposed detached garage complies with the requirements for garages within the front yard setback,
and the project meets the objectives of parking and access.
 
Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourage 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.
 
Staff Response: The one-story additions to the cottage are modest in size consisting of a 76-square-foot
kitchen addition on the south elevation and a 135-square-foot bedroom addition on the north elevation. Both
additions are below the existing ridgeline of the cottage and are not readily visible from the public way or
adjacent properties. The project meets the objectives of mass and bulk.
 
Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourage 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.
 
Staff Response: Both additions add variation in the building plane where an otherwise flat wall exists.
However, the additions are not readily visible to the public or adjacent properties. On the north elevation, the
variation in the building plane creates a small courtyard enclosed on three sides.  The roof form on the north
addition is a side-facing gable pitched at 8.5:12. The roof form on the south addition is an extension of the
existing shed roof. Both additions and their roof forms are subordinate to the historic cottage. The project
meets the objectives of building and roof form.
 
Finish Details: The existing cottage is finished in stucco. The proposed additions and detached garage
would be finished with board and batten siding to differentiate the modern construction from the historic
fabric of the cottage. The exterior color scheme is “Schoolhouse White,” a lighter white with tan undertones.
The trim color is “Simply White,” a brighter white. Shutters and planters are proposed to be painted
“Spellbound,” a grayish blue. The roof material would be wood shake. Special Condition No. 38 requires
the Carmel stone chimney to remain unpainted.
 
Exterior Lighting:  Carmel Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached
to the main building or any accessory building shall be no higher than 10 feet above the ground and shall not
exceed 25 watts (incandescent equivalent, i.e., approximately 375 lumens) in power per fixture, and that
landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts (incandescent
equivalent; i.e., approximately 225 lumens) per fixture. 
 
In addition, Residential Design Guideline 11.8 states that projects should “preserve the low nighttime
lighting character of the residential neighborhoods. Use lights only where needed for safety and at
outdoor activity areas.”
 
Staff Response: No exterior lighting is proposed.
 
Fencing/Gate/Arbor:  Residential Design Guidelines 11.1 through 11.3 states designing without a
fence or wall along a street frontage should be considered first; respect the neighborhood context when
designing a fence or wall; and, when designing a fence or wall along a street, preserve the open space
resources of the immediate neighborhood.
 
Staff Response: No fencing, gates, or arbors are proposed.
 
Site Coverage: CMC Section 17.10.030.C (Site Coverage) limits impermeable site coverage to 22% of
the base floor area allowed for the site. On a 4,000-square-foot lot, the allowed base floor area is 1,800
square feet, and the amount of site coverage permitted is 396 square feet. Impermeable materials include
asphalt, concrete, mortared brick and stone, decomposed granite, unspaced decking and balconies at any
level, garden walls, solariums, bridges, sheds not counted as floor areas, ponds, hot tubs, and swimming
pools.
 
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, 160 square feet, may
be allowed for use in a single driveway of up to nine feet in width. Permeable and semi-permeable materials
include gravel, spaced decking and exterior stairs, sand-set bricks or pavers, garden walkways of small
paving stones, and arbors.
 
Sites not in compliance with site coverage limits shall not be authorized to increase site coverage. Sites with



excess coverage may add floor area only when:
a. The site complies with the R-1 district tree density provisions established in CMC 17.48.080(A),
and all existing and new trees have sufficient space to protect the root zones and provide for new
growth; and
b. Excess site coverage will be reduced at a rate equal to two times the amount of floor area added
to the site or to an amount that complies with the site coverage limits, whichever is less.

 
Staff Response: The applicant proposes to remove 366 square feet of stone walkways, preserve the
historic south patio at 189 square feet, and retain 286 square feet of stone walkways. New site coverage
includes a trash enclosure, landings, and steps. Excluding the historic patio, 400 square feet of site
coverage is proposed. The project meets the objectives of site coverage.
 
Landscaping: Residential Design Guideline 10.0 states that project sites should “Provide for upper and
lower canopy trees when designing the landscape. Landscape plans that use native plants and other
varieties accustomed to growing along the Central Coast are encouraged. Planting in areas visible from
the street or other public places should continue the forest character. Plants in the public right-of-way
should be predominantly green foliage plants, in keeping with the design traditions of Carmel.”
 
Carmel Municipal Code Section 17.48.080, Table 17.48-A includes recommended tree densities for
various lot sizes. Lots up to 4,000 square feet are recommended to have three upper and one lower canopy
tree.
 
Staff Response: No new landscaping is proposed.
 
Skylights: Residential Design Guidelines 9.13 and 9.14 state that when a skylight is to be used, it should
blend with the overall building design, and its visual impacts should be minimized. Skylights may be
appropriate when interior spaces have no access to exterior windows or windows have limited access to
light; windows would cause greater impacts to adjoining homes; the skylight design is compatible with
the architecture; and, the size is appropriate to the lighting task. Skylights should not be visually
prominent from the street or from neighboring windows. The size, placement, number, and design
should be an integral part of the building design; skylights should be framed in colors that match
adjoining roof surfaces; and, skylights that produce glare or light pollution visible to neighbors or the
public should be mitigated.
 
Staff Response: The applicant proposes to retain one existing skylight and add two new skylights for a total
of three skylights. The skylights are located on south and west-facing roof slopes and are not visible from
the public way. Standard Condition No. 13 requires that the skylight be equipped with a shade to prevent
light filter during the hours of darkness. Additionally, the skylight must be low-profile, use non-reflective glass
to minimize light and glare, and have flashing that matches the roof color. With the application of conditions,
the project meets the objectives of skylights.

Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines, and local environmental regulations, pursuant to Section 15301 (Class 1)
– Existing Facilities and Section 15331 (Class 31) – Historical Resource Restoration/Rehabilitation.
 
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 floor area of the structures before the addition or 2,500 square feet,



whichever is less. Class 31 exemptions include the maintenance, repair, stabilization, rehabilitation,
restoration, preservation, conservation, or reconstruction of a historical resource in a manner consistent with
the Secretary of the Interior’s Standards for the Treatment of Historic Properties with Guidelines for
Preserving, Rehabilitation, Restoring, and Reconstructing Historic Buildings.
 
The proposed project does not present any unusual circumstances that would result in a potentially
significant environmental impact, and no exceptions to the exemption exist pursuant to section 15300.2 of
the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 – Project Data Table
Attachment 3 – Project Plans
Attachment 4 - Resolution 2023-020-HRB



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA APPROVING 

A COMBINED CONCEPT AND FINAL DESIGN STUDY AND ASSOCIATED COASTAL DEVELOPMENT 
PERMIT FOR ONE-STORY ADDITIONS TOTALING 211 SQUARE FEET TO AN EXISTING ONE-STORY 

1,249-SQUARE-FOOT RESIDENCE, CONSTRUCTION OF A 235-SQUARE -FOOT DETACHED GARAGE 
IN THE FRONT YARD SETBACK AND ASSOCIATED SITE IMPROVEMENTS LOCATED ON SANTA FE 

STREET 4 NORTHWEST OF 6TH AVENUE  
APN 010-092-005 

 
WHEREAS, on July 31, 2023, Thomas Bateman Hood, AIA, Architect (“Applicant”) submitted 

an application on behalf of Breck J & Carole A Lutz TRS (“Owners”) requesting approval of Track 2 
Design Study application DS 23-160 (Lutz) described herein as (“Application”); and 

 
WHEREAS, the Application has been submitted for a 4,000-square-foot lot located on Santa 

Fe Street 4 northwest of 6th Avenue in the Single-Family Residential (R-1) District (Block 60, Lot 11); 
and  

 
WHEREAS, the Applicant proposes to construct additions totaling 211 square feet 

consisting of a 76-square-foot kitchen addition and a 135-square-foot bedroom addition, as well 
as construction of a new 235-square-foot detached garage in the front yard setback and associated 
site improvements; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040.B 

(Residential Track Two Design Study), the construction of new dwellings, rebuilds, and substantial 
alterations requires approval of a Residential Track Two Design Study by the Planning Commission; 
and 

 
WHEREAS, CMC Section 17.58.040.B, Step Two: Design Concept  Review, requires the 

Planning Commission to review the design concept plans at a public hearing prior to consideration 
of the final details review for project approval; and  

 
WHEREAS, CMC Section 17.58.040.B, Step Three: Final Details Review, allows the Director 

to authorize concept and final details review to occur at the same meeting for projects involving 
additions or limited changes to non-historic structures; and 

 
WHEREAS, a Coastal Development Permit is required in accordance with CMC 17.52.090 

(Coastal Development Permit Required) and will be considered at the Final Details hearing; and 
 
WHEREAS, on February 2, 2024, a notice of public hearing was published in the Carmel 

Pine Cone for the February 13, 2024, Planning Commission meeting in compliance with State law 
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Resolution No. 2024-XX-PC 
Page 2 of 12 
 
(California Government Code 65091) and mailed to owners of real property within a 300-foot 
radius of the project indicating the date and time of the public hearing; and 
 

WHEREAS, on or before February 3, 2023, the Applicant posted the public notice on the 
project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before February 9, 2024, the meeting agenda was posted in three 

locations in compliance with State law, indicating the date and time of the public hearing; and 
  
WHEREAS, on February 13, 2024, the Planning Commission held a duly noticed public 

hearing to receive public testimony regarding the Application, including, without limitation, the 
information provided to the Planning Commission by City staff and through public testimony on 
the project; and 

 
WHEREAS, this Resolution and its findings are made based upon the evidence presented 

to the Commission at the hearing date, including, without limitation, the staff report and 
attachments submitted by the Community Planning and Building Department; and 
 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, 
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that 
certain projects be reviewed for environmental impacts and that environmental documents be 
prepared; and 

 
WHEREAS, the Planning Commission found that pursuant to CEQA regulations, the 

Application is categorically exempt under Section 15303 (Class 3) – New Construction or 
Conversion of Small Structures, and no exceptions to the exemption exist pursuant to section 
15300.2 of the CEQA Guidelines; and  
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-
The-Sea does hereby make the following findings and determinations regarding the Concept 
Design Study:  
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FINDINGS REQUIRED FOR ACCEPTANCE OF THE CONCEPT DESIGN STUDY 
For each of the required findings listed below, the staff has indicated whether the application 
supports adopting the findings, either as proposed or with conditions. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues. 
CMC 17.64.080.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 and/or variances consistent with the zoning 
ordinance. 

✔ 
 

2. The project is consistent with the City’s design objectives for the 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 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 the 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.  

✔   

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-

The-Sea does hereby make the following findings and determinations regarding the Final Design 
Study:  
 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL  
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues. 
CMC 17.64.080.A, Final Details Phase Approval YES NO 
1. 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. 

✔  

2. 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. 

✔  

3. 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. 

✔  

4. 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. 

✔  

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-

The-Sea does hereby make the following findings and determinations regarding the Coastal 
Development Permit:  
 

FINDINGS REQUIRED FOR COASTAL DEVELOPMENT PERMITS 
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
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making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues. 
CMC 17.64.010.B, Coastal Development Permits YES NO 
1. The project, as described in the application and accompanying materials, as 
modified by any conditions of approval, conforms with the certified City of Carmel-
by-the-Sea Local Coastal Program. 

✔   

2. If the project is located between the first public road and the sea, the project 
conforms with the public access and recreation policies of Chapter 3 of the Coastal 
Act of 1976 (commencing with Sections 30200 of the Public Resources Code).   

✔   

 
BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea 

does hereby APPROVE a combined Concept and Final Design Study (DS 23-160, Lutz) for additions 
totaling 211 square feet consisting of a 76-square-foot kitchen addition and a 135-square-foot 
bedroom addition, as well as construction of a new 235-square-foot detached garage in the front 
yard setback and associated site improvements located on Santa Fe Street 4 northwest of 6th 
Avenue (APN 010-092-005), subject to the following Conditions of Approval: 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions 
1.  Authorization. This approval of Design Study application DS 23-160 (Lutz) authorizes 

additions totaling 211 square feet consisting of a 76-square-foot kitchen addition and a 
135-square-foot bedroom addition, as well as construction of a new 235-square-foot 
detached garage in the front yard setback and associated site improvements located at 
Santa Fe Street 4 northwest of 6th Avenue in the Single-Family Residential (R-1) District as 
depicted in the plans prepared by Thomas Bateman Hood Architecture approved by the 
Planning Commission on February 13, 2024, and stamped approved and on file in the 
Community Planning & Building Department unless modified by the conditions of approval 
contained herein. 

2.  Codes and Ordinances. The project shall be constructed in conformance with all 
requirements of the 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 when such plans are 
submitted, such changes may require additional environmental review and subsequent 
approval by the Planning Commission. 

3.  Permit Validity. In accordance with CMC Section 17.52.170 (Time Limits on Approvals and 
Denials), a residential design study approval remains valid for a period of 12 months from 
the date of action. During this time, the project must be implemented, or the approval 
becomes void. Implementation is effected by erecting, installing, or beginning the 
installation of the improvement authorized by the permit, as determined by the Director. 
Extensions to this approval may be granted consistent with CMC 17.52.170.C. 

4.  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 unavailable for this site, this permit will be 
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scheduled for reconsideration, and appropriate findings will be prepared for review and 
adoption by the Planning Commission. 

5.  Setback and Height Certifications. A State licensed surveyor shall survey and certify the 
following in writing: 
• The footing locations are in conformance with the approved plans prior to 

footing/foundation inspection;  
• The roof heights and plate heights of each building are in conformance with the 

approved plans prior to the roof sheathing inspection. Roofs and plates shall not 
exceed the elevation points as identified in the approved project plans, and the roofs 
include an appropriate allowance for roofing material thickness.  

Written certifications prepared, sealed, and signed by the surveyor shall be provided prior 
to footing/foundation inspection and roof sheathing inspection. In the event that multiple 
footing/foundation pours are required, a survey letter shall be submitted for each 
separate section. 

6.  Service Laterals. Prior to final inspection, all electrical service laterals to any new building 
or structure, or to any building or structure being remodeled when such remodeling 
requires the relocation or replacement of the main service equipment, shall be placed 
underground on the premises upon which the building or structure is located. 
Undergrounding will not be required when the project valuation is less than $200,000, or 
the City Forester determines that undergrounding will damage or destroy significant 
trees(s) (CMC 15.36.020). 

7.  Utility Meter Locations. The placement of all utility meters shall consistent with the 
locations identified in the approved plans.  Changes to the location of any utility meter 
location shall require written approval of the Community Planning and Building 
Department prior to the change of the location.     

8.  Modifications. The Applicant shall submit in writing, with revised plans, to the Community 
Planning and Building staff any proposed changes to the approved project plans prior to 
incorporating those changes. If the Applicant changes the project without first obtaining 
City approval, the Applicant will be required to submit the change in writing, with revised 
plans, within two weeks of the City being notified. A cease work order may be issued at 
any time at the discretion of the Director of Community Planning and Building until a) 
either the Planning Commission or Staff has approved the change, or b) the property 
owner has eliminated the change and submitted the proposed change in writing, with 
revised plans, for review. The project will be reviewed for its compliance with the 
approved plans prior to the final inspection. 

9.  Exterior Revisions to Planning Approval Form. All proposed modifications that affect the 
exterior appearance of the building or site elements shall be submitted on the “Revisions 
to Planning Approval” form on file in the Community Planning and Building Department. 
Any modification incorporated into the construction drawings not listed on this form shall 
not be deemed approved upon issuance of a building permit. 

10.  Conflicts Between Planning Approvals and Construction Plans. It shall be the responsibility 
of the Owner, Applicant, and Contractor(s) to ensure consistency between the project 
plans approved by the Planning Staff, the Planning Commission, or the City Council on 
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appeal and the construction plans submitted to the Building Division as part of the Building 
Permit review. Where inconsistencies between the Planning approval and the 
construction plans exist, the Planning approval shall govern unless otherwise approved in 
writing by the Community Planning & Building Director or their designee. 
 
When changes or modifications to the project are proposed, the Applicant shall clearly list 
and highlight each proposed change and bring each change to the City’s attention. 
Changes to the project incorporated into the construction drawings that were not clearly 
listed or identified as a proposed change shall not be considered an approved change. 
Should conflicts exist between the originally approved project plans and the issued 
construction drawings that were not explicitly identified as a proposed change, the plans 
approved as part of the Planning Department Review, including any Conditions of 
Approval, shall prevail. 

11.  Fire Sprinklers - Residential. Additions, alterations, or repairs to existing structures that 
involve the addition, removal, or replacement of 50 percent or more of the linear length 
of the walls (interior and exterior) within a 5-year period shall require the installation of 
an automatic residential fire sprinkler system in accordance with the California Building 
and Fire Codes (CMC 15.08.135). 

12.  Exterior Lighting. Prior to the issuance of a building permit, the Applicant shall include in 
the construction drawings the manufacturer’s specifications, including illumination 
information, for all exterior light fixtures. All fixtures shall be shielded and down-facing. 
 
Exterior wall-mounted lighting shall be limited to 25 watts or less (incandescent equivalent 
or 375 lumens) per fixture and shall be installed no higher than 10 feet above the ground 
or walking surface.  
 
Landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts 
(incandescent equivalent or 225 lumens) per fixture and shall be spaced no closer than 10 
feet apart. Landscape lighting shall not be used as accent lighting, nor shall it be used to 
illuminate trees, walls, or fences. The purpose of landscape lighting is to safely illuminate 
walkways and entrances to the subject property and outdoor living spaces.  

13.  Skylights & Skylight Shades. Prior to the issuance of a building permit, the Applicant shall 
include in the construction drawings the manufacturer’s specifications for all skylights and 
skylight shades. Skylights shall be low-profile and use non-reflective glass to minimize light 
and glare visible from adjoining properties. Skylight flashing shall match the roof color. 
Manual or automatic shades shall be installed in each skylight to reduce visible light 
transmission during the hours of darkness.  

14.  Aluminum-Clad Wood Frame Windows and Doors. Prior to the issuance of a building 
permit, the Applicant shall include the manufacturer’s specifications for the approved 
aluminum-clad wood windows and doors. The window style shall be consistent with 
authentic wood windows and doors with divided lights that appear to be true divided light, 
including the use of internal and external mullions and muntins on insulated windows. Any 
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window pane dividers that are snap-in or otherwise superficially applied are not 
permitted. The painted finish shall be matte or low gloss.  

15.  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 
proceedings to attack, set aside, void, or annul any project approval. The City shall 
promptly notify the Applicant of any legal proceeding and 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 resolving all such actions 
by the parties hereto. 

16.  Driveway. Prior to the issuance of a building permit, the Applicant shall clearly identify on 
the construction drawings the driveway material and asphalt connection to the paved 
street edge. The driveway material shall be extended beyond the property line into the 
public right-of-way 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. If the 
driveway material is proposed to be sand set, a dimensioned construction detail showing 
the base material shall be included in the construction drawings. 

17.  Hazardous Materials Waste Survey. Prior to the issuance of a demolition permit, the 
Applicant shall submit a hazardous materials waste survey to the Building Division in 
conformance with the Monterey Bay Unified Air Pollution Control District. 

18.  Cultural Resources. Throughout construction, all activities involving excavation shall 
immediately cease if cultural resources are discovered on the site, and the Applicant shall 
notify the Community Planning & 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 the 
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 the excavation, no further 
disturbance shall occur until the County Coroner has made the necessary findings 
regarding origin and distribution pursuant to California Public Resources Code (PRC) 
Section 5097.98. 

19.  Truck Haul Route. Prior to the issuance of a building permit, the Applicant shall submit for 
review and approval by the Community Planning & Building Director, in consultation with 
the Public Works and Public Safety Departments, a truck-haul route and any necessary 
traffic control measures for the grading activities. The Applicant shall be responsible for 
ensuring adherence to the truck-haul route and implementation of any required traffic 
control measures. 

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

21.  Conditions of Approval. Prior to the issuance of a building permit, the Applicant shall print 
a copy of the Resolution adopted by the Planning Commission and signed by the property 
owner(s) on a full-size sheet within the construction plan set submitted to the Building 
Safety Division.  

Landscape Conditions 
22.  Landscape Plan Required. Prior to the issuance of a building permit, the Applicant shall 

submit a landscape plan for review and approval by the Community Planning & Building 
Department and the City Forester. The landscape plan shall be included in the 
construction drawings and will be reviewed for compliance with the landscaping 
standards contained in the Zoning Code, including, but not limited to, the following:  
 
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 on-site conditions.  
 
The landscape plan shall identify the location where new trees will be planted when new 
trees are required to be planted by the City code, the Forest and Beach Commission, or 
the Planning Commission. 

23.  Tree Planting Requirements. Prior to issuance of a building permit, the Applicant shall 
identify on the landscape plan the location, size, and species of required tree plantings. 
All new trees shall be installed prior to the final inspection. Trees shall be recorded and 
monitored for at least five years to ensure their establishment and growth to maturity. 
Trees that do not survive or are removed shall be replaced with new trees that are 
equivalent in size to the measured or projected growth of the original trees and shall be 
planted in the same location unless otherwise directed by the City Forester or Forest & 
Beach Commission. 

24.  Tree Removal Prohibited. Throughout construction, the Applicant shall protect all trees 
identified for preservation by methods approved by the City Forester. Trees on or adjacent 
to the site shall only be removed upon the approval of the City Forester or Forest and 
Beach Commission. 

25.  Tree Protection Measures. Requirements for tree preservation shall adhere to the 
following tree protection measures on the construction site. 
• Prior to grading, excavation, or construction, the developer shall clearly tag or mark 

all trees to be preserved. 
• Excavation within 6 feet of a tree trunk is not permitted. 
• No attachments or wires of any kind, other than those of a protective nature, shall 

be attached to any tree. 
• Per Municipal Code Chapter 17.48.110, no material may be stored within the dripline 
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of a protected tree, including the drip lines of trees on neighboring parcels. 
• Tree Protection Zone. The Tree Protection Zone shall be equal to dripline or 18 

inches radially from the tree for every one inch of trunk diameter at 4.5 feet above 
the soil line, whichever is greater. A minimum of 4-foot-high transparent fencing is 
required unless otherwise approved by the City Forester. Tree protection shall not 
be resized, modified, removed, or altered in any manner without written approval. 
The fencing must be maintained upright and taught for the duration of the project. 
No more than 4 inches of wood mulch shall be installed within the Tree Protection 
Zone. When the Tree Protection Zone is at or within the drip line, no less than 6 
inches of wood mulch shall be installed 18 inches radially from the tree for every one 
inch of trunk diameter at 4.5 feet above the soil line outside of the fencing. 

• Structural Root Zone. The Structural Root Zone shall be 6 feet from the trunk or 6 
inches radially from the tree for every one inch of trunk diameter at 4.5’ above the 
soil line, whichever is greater. Any excavation or changes to the grade shall be 
approved by the City Forester prior to work. Excavation within the Structural Root 
Zone shall be performed with a pneumatic excavator, hydro-vac at low pressure, or 
another method that does not sever roots. 

• If roots greater than 2 inches in diameter or larger are encountered within the 
approved Structural Root Zone, the City Forester shall be contacted for approval to 
make any root cuts or alterations to structures to prevent roots from being 
damaged. 

• If roots larger than 2 inches 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, and mitigation measures have been put in place. 

26.  Foundation Work Near 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. Six inches (6”) of mulch shall be evenly spread across the inside the dripline of 
all trees prior to the issuance of a building permit. 

Environmental Compliance Conditions 
27.  Drainage Plan. Prior to the issuance of a building permit, the Applicant shall submit for 

review and approval by the Community Planning & Building and Public Works 
Departments 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 on one corner of the property; infiltration features 
must be sized appropriately and located at least 6 feet from neighboring properties. The 
drainage plan shall include information on drainage from new impervious areas and semi-
pervious areas. 
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28.  BMP Tracking Form. Prior to issuance of a building permit, the Applicant shall submit for 
review and approval by the Community Planning & Building and Public Works 
Departments a completed BMP Tracking form. 

29.  Semi-Permeable Surfaces. Prior to issuance of a building permit, the Applicant shall submit 
for review and approval by the Community Planning & Building and Public Works 
Departments cross-section details for all semi-permeable surfaces. 

30.  Erosion and Sediment Control Plan. Prior to issuance of a building permit, the Applicant 
shall submit for review and approval by the Community Planning & Building and Public 
Works Departments an erosion and sediment control plan that includes locations and 
installation details for erosion and sediment control BMPs, material staging areas, and 
stabilized access. 

31.  Erosion Control in the Right-of-Way. Prior to issuance of a building permit, the Applicant 
shall identify on the landscape plan any natural slope within the right-of-way immediately 
adjacent to the property where parking is not practical. Jute netting and a drought-
tolerant ground cover to manage post-construction erosion control shall be installed. 
Plants installed within the drip line of trees shall be selected from the City’s “List of 
Compatible Plants Under and Around Native Trees” in the Forest Management Plan. The 
Public Works Director or their designee may waive this requirement. 

Special Conditions 
32.  Pre-Construction Meeting. Prior to the issuance of a building permit, the contractor 

overseeing the project shall schedule a pre-construction meeting with the Project Planner 
for the purpose of reviewing the conditions of approval and expectations during 
construction. 

33.  Conditions of Approval Acknowledgement. Prior to the issuance of a building permit 
revision, a completed Conditions of Approval Acknowledgment form shall be included in 
the construction drawings. The form shall be signed by the Property Owner, Applicant, 
and Contractor prior to the issuance of a building permit.  

34.  Copper Gutters & Downspouts Not Permitted. Prior to the issuance of a building permit, 
the applicant shall identify the material for new gutters and downspouts (if proposed) on 
the construction drawings. Copper gutters and downspouts are not permitted due to 
environmental impacts on Carmel Bay, an Area of Special Biological Significance (ASBS). 

35.  Construction Management Plan. Prior to the issuance of a building permit, the Applicant 
shall submit a Construction Management Plan for review and approval by the Community 
Planning & Building Director. 

36.  Historic Resources Board Condition: Window & Door Openings. The original window and 
door openings on the 1928 section of the house shall be retained. 

37.  6-foot Tree Protection Zone. Prior to the submittal of a building permit application, the 
applicant shall submit a root exploration plan for review and approval by the City Forester. 
All trenching activities shall be conducted under the direction of the City Forester. If 
significant roots are discovered and the City Forester determines they cannot be cut, the 
applicant shall submit plans for review and approval by the Community Planning & 
Building Department and the City Forester with a foundation design that avoids the 
significant roots.  
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38.  Historic Carmel Stone Chimney. The historic Carmel stone chimney on the front-facing 
(east) elevation shall remain unpainted. 

39.  Standard Tree Density. Prior to the final inspection by the City Forester, the property shall 
contain a minimum tree density of three upper canopy trees and one lower canopy tree. 
The size, species, and location of any new tree plantings shall be coordinated and 
approved by the City Forester. 

40.  Driveway Depth. Prior to the issuance of a building permit, the applicant shall submit plans 
for review and approval by the Community Planning & Building Department that include 
a minimum driveway depth of 18 feet as measured from the face of the garage to the 
edge of the roadway. 

 
Acknowledgment and acceptance of conditions of approval: 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 13th day of February 2024, by the following vote:  
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
 
 
APPROVED:     ATTEST: 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young 
Chair      Planning Commission Secretary 
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PROJECT DATA FOR A 4,000 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 

Floor Area  1,800 SF (45%) 
1,249 SF cottage 
    200 SF**  
1,449 SF total (36%) 

1,460 SF cottage 
   235 SF garage 
1,695 SF total (42%) 

Site Coverage 396 SF/556 SF 842 SF 400 SF 
Trees (Upper/Lower) 3/1 1 / 8 1 / 6 

Ridge Height (1st/2nd) 18’/24’ 15’-4” / NA 
No change: cottage 
12’ garage 

Plate Height (1st/2nd) 12’/18’ Varies / NA No change: cottage 
8’-5” garage 

Setbacks Minimum Required Existing Proposed 

Front  15’ 38’-8” 38’-8” cottage 
0’-6” garage 

Composite Side Yard 10’ (25%) 5’-5” *** 

Side Yard 3’ 2’-5” (north) 
3’ (south) No change 

Rear 15’/3’* 3’ No change 
*The rear setback is three feet for those portions of structures less than 15 feet in height. 
**200 square feet is reserved for parking even though no on-site parking currently exists. 
***Setback exception granted by the Historic Resources Board. 
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CITY OF CARMEL‐BY‐THE‐SEA  
HISTORIC RESOURCES BOARD 

 
HISTORIC RESOURCES BOARD RESOLUTION NO. 2023‐020‐HRB 

 
A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL‐BY‐THE‐SEA ADDING 
THE HISTORIC “ELIZABETH F. ARMSTRONG HOUSE” TO THE CARMEL REGISTER, APPROVING THE 

CREATION OF A DESIGN NONCONFORMITY IN THE COMPOSITE SIDE YARD SETBACK, AND 
UPHOLDING THE DETERMINATION OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR’S 
STANDARDS ISSUED BY THE HISTORIC RESOURCES BOARD ON SEPTEMBER 18, 2023 UNDER 

RESOLUTION 2023‐015‐HRB FOR DESIGN STUDY APPLICATION, DS 23‐160 (LUTZ), FOR ADDITIONS, 
ALTERATIONS, AND SITE MODIFICATIONS AT THE PROPERTY LOCATED ON SANTA FE STREET 4 

NORTHWEST OF 6TH AVENUE IN THE SINGLE‐FAMILY RESIDENTIAL (R‐1) DISTRICT.  
APN: 010‐092‐005‐000 

 
  WHEREAS, on May 31, 2023, Thomas Bateman Hood, Architect (“Applicant”) submitted 
an application on behalf of Breck J and Carole A Lutz TRS (“Owners”) requesting the issuance of a 
Determination of Consistency with the Secretary of the Interior’s Standards for Design Study 
application DS 23‐160 (Lutz) described herein as (“Application”); and 
 
  WHEREAS, the Application has been submitted for the property located on Santa Fe 
Street 4 northwest of 6th Avenue in the Single‐Family Residential (R‐1) District (Block 60, Lot 11); 
and 
 
  WHEREAS, the Applicant is proposing a substantial alteration involving additions, 
alterations, and site modifications; and 
 
  WHEREAS, in accordance with CMC Section 17.32.160.A.2, substantial alterations, as 
defined in CMC Section 17.70.020, are considered major alterations; and 
 
  WHEREAS, in accordance with CMC Section 17.32.160.B, determinations of consistency 
for major alterations shall be prepared by a qualified professional; 
 
  WHEREAS, Margaret Clovis, a qualified professional, prepared a Phase Two Historic 
Assessment and found the project inconsistent with the Secretary’s Standards; and 
 
  WHEREAS, if certain modifications to the project were implemented, the project could be 
found consistent with the Secretary’s Standards; and 
 
  WHEREAS, on September 8, 2023, a notice of the September 18, 2023, public hearing 
was published in the Carmel Pine Cone in compliance with State law (California Government 
Code 65091) and mailed to owners of real property within a 300‐foot radius of the project 
indicating the date and time of the public hearing; and 
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  WHEREAS, on or before September 8, 2023, the Applicant posted the public notice on 
the project site and hand‐delivered a copy of the public notice to each property within a 100‐
foot radius of the project site indicating the date and time of the public hearing; and 
 
  WHEREAS, on or before September 15, 2023, the meeting agenda was posted in three 
locations in compliance with State law indicating the date and time of the public hearing; and 
 
  WHEREAS, on September 18, 2023, the Historic Resources Board held a duly noticed 
public hearing to receive public testimony regarding the project, including without limitation the 
information provided to the Historic Resources Board by City staff and adopted Resolution 2023‐
015‐HRB issuing a Determination of Consistency with the Secretary of the Interior’s Standards 
with Conditions of Approval; and 
 
  WHEREAS, on September 20, 2023, the Applicant submitted a request for 
reconsideration of the project per the Historic Resources Board “Rules of Procedure” Section 
IV.C, specifically requesting the property be added to the Carmel Register for the purposes of 
allowing a reduced site yard composite setback, and also requesting the Board reconsider 
Resolution 2023‐015‐HRB Condition of Approval #4 to allow a 250‐square‐foot garage instead of 
a 200‐square‐foot garage; and  
 
  WHEREAS, on October 6, 2023, a notice of the October 16, 2023, public hearing was 
published in the Carmel Pine Cone in compliance with State law (California Government Code 
65091) and mailed to owners of real property within a 300‐foot radius of the project indicating 
the date and time of the public hearing; and 
 
  WHEREAS, on or before October 6, 2023, the Applicant posted the public notice on the 
project site and hand‐delivered a copy of the public notice to each property within a 100‐foot 
radius of the project site indicating the date and time of the public hearing; and 
 
  WHEREAS, on or before October 13, 2023, the meeting agenda was posted in three 
locations in compliance with State law indicating the date and time of the public hearing; and 
 
  WHEREAS, on October 16, 2023, the Historic Resources Board held a duly noticed public 
hearing to receive public testimony regarding the project, including without limitation the 
information provided to the Historic Resources Board by City staff; and 
 
  WHEREAS, on October 16, 2023, the applicant requested the project be continued to 
such time that the full Board would be present, and the Board granted the request; and 
 
  WHEREAS, on November 10, 2023, a notice of the November 20, 2023, public hearing 
was published in the Carmel Pine Cone in compliance with State law (California Government 
Code 65091) and mailed to owners of real property within a 300‐foot radius of the project 
indicating the date and time of the public hearing; and 
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  WHEREAS, on or before November 10, 2023, the Applicant posted the public notice on 
the project site and hand‐delivered a copy of the public notice to each property within a 100‐
foot radius of the project site indicating the date and time of the public hearing; and 
 
  WHEREAS, on or before November 17, 2023, the meeting agenda was posted in three 
locations in compliance with State law indicating the date and time of the public hearing; and 
 
  WHEREAS, on November 20, 2023, the Historic Resources Board held a duly noticed 
public hearing to receive public testimony regarding the project, including without limitation the 
information provided to the Historic Resources Board by City staff; and 
 
  WHEREAS, this Resolution and its findings are made based upon the evidence presented 
to the Board at the November 20, 2023 hearing, including, without limitation, the staff report 
and attachments submitted by the Community Planning & Building Department; and 
 
  WHEREAS, the Historic Resources Board did hear and consider all said reports, 
attachments, recommendations, and testimony herein above set forth and used their 
independent judgment to evaluate the project; and 
 
  WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require 
the review of certain projects for environmental impacts and preparation of environmental 
documents; and 
 
  WHEREAS, issuance of a Determination of Consistency with the Secretary of the Interior’s 
Standards is “not a project” pursuant to section 15378 of the CEQA Guidelines as it does not 
grant any permits of entitlements approving a project which would result in a direct or indirect 
physical change in the environment; and 
 
  WHEREAS, a CEQA analysis and determination will be conducted as part of the Design 
Study review by the Planning Commission; and 
 
  WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference. 
 
  NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of 
Carmel‐by‐the‐Sea does hereby add the historic “Elizabeth F. Armstrong House” to the Carmel 
Register to allow a reduced composite side yard setback and uphold the Determination of 
Consistency with the Secretary of the Interior’s Standards made by the Board on September 18, 
2023 under Resolution 2023‐015‐HRB for Design Study application, DS 23‐160 (Lutz), for 
additions, alterations, and site modifications at the property located on Santa Fe Street 4 
northwest of 6th Avenue in the Single‐Family Residential (R‐1) District. APN: 010‐092‐005‐000), 
subject to the following Conditions: 
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1) The proposed north addition shall be moved as far to the rear (west) as possible. 
2) Door and window openings of the 1928 section of the house shall be 

retained in place where possible. 
3) Stone veneer shall either be omitted from the proposed additions and garage or 

used in full. 
4) The garage shall be reduced in size to 11 feet wide and 235 square feet in 

area from 250 to 200 square feet (10 feet wide by 20 feet deep). 
 
  PASSED, APPROVED, AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF 
CARMEL‐BY‐THE‐SEA this 20th day of November 2023 by the following vote:  
 
AYES:     DYAR, GOODHUE, HALL 

NOES:     CHROMAN, POMEROY 
 

ABSENT:  
 
ABSTAIN: 
 
 
APPROVED:  ATTEST: 
 
 
 
 
 

Jordan Chroman  Leah Young 
Chair  Historic Resources Board Secretary 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT:

DS 23-092 (Brown): Consideration of a Final Design Study and associated Coastal
Development Permit for the demolition of more than 50 percent of the exterior walls of a
1,755-square-foot single-story residence on an 8,000-square-foot lot and construction of
one- and two-story additions totaling 1,028 square feet located at the southwest corner of
Guadalupe Street and 4th Avenue in the Block 45 Specific Plan Area and Single-Family
Residential (R-1) District. APN: 010-036-001-000.
 

Application: DS 23-092 (Brown) APN: 010-036-001-000 
Block:45 Lot:1 & 3 
Location: Southwest corner of Guadalupe Street and 4th Avenue

Applicant:Anatoly Ostretsov, Architect Property Owner: BROWN DAVID L & SUSAN
TATUM

Executive Summary:
The project is the demolition of more than 50 percent of an existing single-story residence and the
construction of a two-story residence and associated site improvements on an 8,000-square-foot lot. The
property was found to be ineligible for the Carmel Historic Inventory on February 28, 2023. However, the
stone wall that surrounds the property is a historic resource.  No trees are proposed for removal. The
Planning Commission reviewed design concept plans on August 9, 2023, and October 11, 2023, and is
now considering the final details for the project. 

Recommendation:
Adopt a Resolution (Attachment 1) approving a Design Study and associated Coastal Development Permit
for the demolition of more than 50 percent of the exterior walls of a 1,755-square-foot single-story
residence on an 8,000-square-foot lot and construction of one- and two-story additions totaling 1,028
square feet located at the southwest corner of Guadalupe Street and 4th Avenue.



Background and Project Description:
The residence was constructed in 1950. In 1951, a 280-square-foot rumpus room was added to the front
elevation, and the front entry was relocated. The original design for the home included a carport, which was
subsequently enclosed. A swimming pool was added in 1973 and was recently removed. The 1,755-
square-foot single-story residence, including an attached garage, is on an 8,000-square-foot lot. The
property was reviewed for historical significance in February 2023 and found to be ineligible for the Carmel
Historical Inventory. This determination remains in effect for five years and will expire in 2028. The applicant
proposes to demolish more than 50 percent of the existing residence and construct a two-story residence.

Staff Analysis:
Prior Public Hearings
The Planning Commission reviewed the design concept plans on August 9, 2023, and continued the project
with direction to the applicant to make design changes consistent with the draft conditions presented by
staff. On September 13, 2023, the applicant submitted revised design concept plans, and the Planning
Commission reviewed them on October 11, 2023, and adopted Resolution 2023-050-PC accepting the
revised concept design with conditions. Below is a list of the three conditions, followed by a staff response.
 

1)     Volume Study. Following Concept acceptance and prior to the final details review, the
Applicant shall submit to the Planning Division for review a full-size printed set of revised plans that
respond to the recommendations/draft conditions that affect massing, height, site planning, and/or
grading for the required volume study. The project shall be found in conformance with the allowable
volume prior to being scheduled for final approval.
 
Staff Response: On November 21, 2023, the volume study was completed, and the project was
found to be under the allowable volume by over 2,500 cubic feet.
 
2)     Eliminate Vaulted Ceiling. Prior to the final details review, the Applicant shall submit revised
plans to the Planning Division for review that eliminate the vaulted ceiling above the family room.

 
Staff Response: On October 26, 2023, the applicant submitted revised project plans that no longer include
the vaulted ceiling above the family room.
 

3)     Second Floor Terrace. Prior to the final details review, the Applicant shall submit revised plans
demonstrating a minimum 6-foot setback between the south side of the second-floor yoga terrace
and the property line.

 
Staff Response: On October 26, 2023, the applicant submitted revised project plans that include a
6-foot setback between the second-floor terrace and the south property line.

 
Additionally, the applicant eliminated a flat roof element, reduced the front door height from 8 feet to 7 feet,
6 inches, and reconfigured the yoga terra to provide a minimum 20-foot setback from the west property line,
which is the centerline of the private road.
 
Finish Details: The applicant proposes presidential asphalt shingle roofing in “Aged Bark” and painted
galvanized gutters and square downspouts to match the windows and doors. The proposed wall cladding
consists of tongue and groove-stained cedar siding (to match the ADU) and a thin Fond Du Lac Rustic
stone veneer.
 



The proposed windows and doors are Sierra Pacific aluminum-clad wood (or equal) painted Regal Brown.
Divisions are included on some of the north and west-facing windows and doors.
 
The applicant proposes gray permeable driveway pavers, and the permeable courtyard pavers would be
Brownstone.
 
Fencing/Gate/Arbor:  Residential Design Guidelines 11.1 through 11.3 states designing without a
fence or wall along a street frontage should be considered first; respect the neighborhood context when
designing a fence or wall; and, when designing a fence or wall along a street, preserve the open space
resources of the immediate neighborhood.
 
Staff Response: The historic stone wall along Guadalupe Street and 4th Avenue will be preserved and
protected in place. The existing wood fence on the south property line is proposed to remain. The grape
stake fence and wood retaining wall on the west property line are proposed to be replaced in kind.
 
Site Coverage: Carmel Municipal Code Section 17.10.030 limits the amount of site coverage to 22
percent of the base floor area. A bonus of 4 percent of the lot size is allowed when at least half of all site
coverage is permeable/semi-permeable. Permeable/semi-permeable materials include gravel, spaced
decking, and exterior stairs, sand-set bricks or pavers, garden walkways of small paving stones, and
arbors. Impermeable materials include asphalt, concrete, mortared brick and stone, decomposed granite,
unspaced decking and balconies at any level, garden walls, solariums, bridges, sheds not counted as
floor area, ponds, hot tubs, and swimming pools.
 
The project site is an 8,000-square-foot lot with an 800-square-foot private road easement along the west
side of the property. The developable portion of the lot amounts to 7,200 square feet, and 611 square feet
of site coverage is allowed. If at least half of all site coverage is permeable a 4 percent bonus (288 square
feet) is allowed for a total site coverage allowance of 899 square feet.
 
The applicant proposes 856 square feet of site coverage, including a 313-square-foot permeable paver
driveway, a 201-square-foot permeable paver courtyard, a 43-square-foot shed, and 138 square feet for a
BBQ, fireplace, fountain, and trash enclosure. The remaining site coverage includes door landings, steps,
and a generator pad. The project complies with allowable site coverage.
 
Exterior Lighting:  Carmel Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached
to the main building or any accessory building shall be no higher than 10 feet above the ground and shall not
exceed 25 watts (incandescent equivalent; i.e., approximately 375 lumens) in power per fixture, and that
landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts (incandescent
equivalent; i.e., approximately 225 lumens) per fixture. 
 
In addition, Residential Design Guideline 11.8 states that projects should “preserve the low nighttime
lighting character of the residential neighborhoods. Use lights only where needed for safety and at
outdoor activity areas.”
 
Staff Response: A lighting plan and specifications are on Sheet L2.0 of the project plans (Attachment 3).
Light specifications can be found in Attachment 4. The applicant proposes a black wall-mounted LED light
by WAC Lighting. The fixture is shielded, directs light downwards, and emits 331 lumens. A step light is
proposed at the west courtyard, and a path light is proposed along the south side yard and the pathway
between the residence and ADU. The step light emits 100 lumens, and the path light emits 360 lumens.
The path light complies with landscaping lighting requirements as it is shielded, directs light downwards, and
is less than 225 lumens. However, the path light exceeds the allowable lumen level. The 20-inch light is also



greater than 18 inches above the walking surface. An alternative path light will need to be selected prior to
the issuance of the building permit.
 
Landscaping: Residential Design Guideline 10.0 states that project sites should “Provide for upper and
lower canopy trees when designing the landscape. Landscape plans that use native plants and other
varieties accustomed to growing along the Central Coast are encouraged. Planting in areas visible from
the street or other public places should continue the forest character. Plants in the public right-of-way
should be predominantly green foliage plants, in keeping with the design traditions of Carmel.”
 
Carmel Municipal Code Section 17.48.080, Table 17.48-A includes recommended tree densities for
various lot sizes. Lots up to 4,000 square feet are recommended to have three upper and one lower canopy
tree.
 
Staff Response: The applicant submitted a preliminary landscape and irrigation plan identifying the number
and location of various plant species within the front yard and the western courtyard. Along the private road,
the applicant proposes a 9 to 9.5-foot-tall Texas privet hedge.
 
Skylights: Residential Design Guidelines 9.13 and 9.14 state that when a skylight is to be used, it should
blend with the overall building design and its visual impacts should be minimized. Skylights may be
appropriate when interior spaces have no access to exterior windows or windows have limited access to
light; windows would cause greater impacts on adjoining homes; the skylight design is compatible with
the architecture, and the size is appropriate to the lighting task. Skylights should not be visually
prominent from the street or neighboring windows. The size, placement, number, and design should be
an integral part of the building design; skylights should be framed in colors that match adjoining roof
surfaces; and skylights that produce glare or light pollution visible to neighbors or the public should be
mitigated.
 
Staff Response: No skylights are proposed.

Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines, and local environmental regulations, pursuant to Section 15303 (Class 3)
– New Construction or Conversion of Small Structures. The project includes the demolition of more than 50
percent of the exterior walls of a 1,755-square-foot single-story residence on an 8,000-square-foot lot and
the construction of one- and two-story additions totaling 1,028 square feet and therefore qualifies for a
Class 3 exemption. The proposed project does not present any unusual circumstances that would result in
a potentially significant environmental impact, and no exceptions to the exemption exist pursuant to section
15300.2 of the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 – Project Data Table
Attachment 3 – Project Plans
Attachment 4 - Exterior Light Specifications



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA APPROVING 

A DESIGN STUDY AND ASSOCIATED COASTAL DEVELOPMENT PERMIT FOR THE DEMOLITION OF 
MORE THAN 50 PERCENT OF THE EXTERIOR WALLS OF A 1,755-SQUARE-FOOT SINGLE-STORY 

RESIDENCE INCLUSIVE OF AN ATTACHED GARAGE ON AN 8,000-SQUARE-FOOT LOT AND 
CONSTRUCTION OF ONE- AND TWO-STORY ADDITIONS TOTALING 1,028 SQUARE FEET LOCATED 

AT THE SOUTHWEST CORNER OF GUADALUPE STREET AND 4th AVENUE  
APN 010-036-001 

 
WHEREAS, on April 27, 2023, Anatoly Ostretsov, Architect (“Applicant”) submitted an 

application on behalf of David L and Susan Tatum Brown (“Owners”) requesting approval of Track 
2 Design Study application DS 23-092 (Brown) described herein as (“Application”); and 

 
WHEREAS, the application has been submitted for an 8,000-square-foot lot located at the 

southwest corner of Guadalupe Street and 4th Avenue in the Single-Family Residential (R-1) District 
and Block 45 Specific Plan Area (Block 45, Lots 1 & 3); and  

 
WHEREAS, the Applicant proposes to demolish more than 50 percent of the exterior walls 

of a 1,755-square-foot single-story residence, inclusive of an attached garage, and construct one- 
and two-story additions totaling 1,028 square feet along with associated site improvements; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040.B 

(Residential Track Two Design Study), the construction of new dwellings, rebuilds, and substantial 
alterations requires approval of a Residential Track Two Design Study by the Planning Commission; 
and 

 
WHEREAS, CMC Section 17.58.040.B, Step Two: Design Concept  Review, requires the 

Planning Commission to review the design concept plans at a public hearing prior to consideration 
of the final details review for project approval; and  

 
WHEREAS, on July 28, 2023, a notice of the public hearing to review the design concept 

plans scheduled for August 9, 2023, was published in the Carmel Pine Cone in compliance with 
State law (California Government Code 65091) and mailed to owners of real property within a 300-
foot radius of the project indicating the date and time of the public hearing; and  
 

WHEREAS, on or before July 30, 2023, the Applicant posted the public notice on the project 
site and hand-delivered a copy of the public notice to each property within a 100-foot radius of 
the project site indicating the date and time of the public hearing; and 
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WHEREAS, on or before August 4, 2023, the meeting agenda was posted in three locations 
in compliance with State law, indicating the date and time of the public hearing; and  

  
WHEREAS, on August 9, 2023, the Planning Commission held a duly noticed public hearing 

to receive public testimony regarding the design concept plans, including, without limitation, the 
information provided to the Planning Commission by City staff and through public testimony on 
the project; and 

 
WHEREAS, the Planning Commission voted to continue the project with direction to the 

applicant to make revisions to the design concept plans; and  
 
WHEREAS, on September 13, 2023, the Applicant submitted revised design concept plans; 

and 
 
WHEREAS, in accordance with CMC Section 17.58.040.B, Step Two: Design Concept  

Review, the Planning Commission is being asked to review the revised design concept plans before 
considering the final details review for the project; and  

 
WHEREAS, on September 29, 2023, a notice of the public hearing to review the revised 

design concept plans scheduled for October 11, 2023, was published in the Carmel Pine Cone in 
compliance with State law (California Government Code 65091) and mailed to owners of real 
property within a 300-foot radius of the project indicating the date and time of the public hearing; 
and  
 

WHEREAS, on or before October 1, 2023, the Applicant posted the public notice on the 
project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before October 6, 2023, the meeting agenda was posted in three 

locations in compliance with State law, indicating the date and time of the public hearing; and  
  
WHEREAS, on October 11, 2023, the Planning Commission held a duly noticed public 

hearing to receive public testimony regarding the revised design concept plans, including, without 
limitation, the information provided to the Planning Commission by City staff and through public 
testimony on the project; and 

 
WHEREAS, the Planning Commission adopted Resolution 2023-050-PC accepting the 

revised concept design, with conditions; and  
 
WHEREAS, on October 26, 2023, the Applicant submitted revised plans for final details 

review; and 
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WHEREAS, a Coastal Development Permit is required in accordance with CMC 17.52.090 
(Coastal Development Permit Required); and 

 
WHEREAS, on February 2, 2024, a notice of the public hearing to review the final details 

scheduled for February 13, 2024, was published in the Carmel Pine Cone in compliance with State 
law (California Government Code 65091) and mailed to owners of real property within a 300-foot 
radius of the project indicating the date and time of the public hearing; and  
 

WHEREAS, on or before February 3, 2024, the Applicant posted the public notice on the 
project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before February 9, 2024, the meeting agenda was posted in three 

locations in compliance with State law, indicating the date and time of the public hearing; and  
  
WHEREAS, on February 13, 2024, the Planning Commission held a duly noticed public 

hearing to receive public testimony regarding the revised design concept plans, including, without 
limitation, the information provided to the Planning Commission by City staff and through public 
testimony on the project; and 

 
WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 

21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, 
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that 
certain projects be reviewed for environmental impacts and that environmental documents be 
prepared; and 

 
WHEREAS, the Planning Commission found that pursuant to CEQA regulations, the 

Application is categorically exempt under Section 15303 (Class 3) – New Construction or 
Conversion of Small Structures, and no exceptions to the exemption exist pursuant to section 
15300.2 of the CEQA Guidelines; and  

 
WHEREAS, this Resolution and its findings are made based upon the evidence presented 

to the Commission at the hearing date, including, without limitation, the staff report and 
attachments submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
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 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-
The-Sea does hereby make the following findings and determinations regarding the Final Design 
Study:  
 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL  
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues. 
CMC 17.64.080.A, Final Details Phase Approval YES NO 
1. 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. 

✔  

2. 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. 

✔  

3. 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. 

✔  

4. 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. 

✔  

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-

The-Sea does hereby make the following findings and determinations regarding the Coastal 
Development Permit:  
 

FINDINGS REQUIRED FOR COASTAL DEVELOPMENT PERMITS 
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues. 
CMC 17.64.010.B, Coastal Development Permits YES NO 
1. The project, as described in the application and accompanying materials, as 
modified by any conditions of approval, conforms with the certified City of Carmel-
by-the-Sea Local Coastal Program. 

✔   

2. If the project is located between the first public road and the sea, the project 
conforms with the public access and recreation policies of Chapter 3 of the Coastal 
Act of 1976 (commencing with Sections 30200 of the Public Resources Code).   

✔   
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BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea 
does hereby APPROVE the Design Study application DS 23-092 (Brown) to demolish more than 50 
percent of the exterior walls of a 1,755-square-foot single-story residence, inclusive of an attached 
garage, and construct one- and two-story additions totaling 1,028 square feet along with 
associated site improvements located on southwest corner of Guadalupe Street and 4th Avenue 
(APN 010-036-001), subject to the following Conditions of Approval: 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions 
1.  Authorization. This approval of Design Study application DS 23-092 (Brown) authorizes the 

demolition of more than 50 percent of the exterior walls of a 1,755-square-foot single-
story residence, inclusive of an attached garage, and construction of one- and two-story 
additions totaling 1,028 square feet along with associated site improvements located on 
southwest corner of Guadalupe Street and 4th Avenue in the Single-Family Residential (R-
1) District as depicted in the plans prepared by AO Architectural Design approved by the 
Planning Commission on February 13, 2024, and stamped approved and on file in the 
Community Planning & Building Department unless modified by the conditions of approval 
contained herein. 

2.  Codes and Ordinances. The project shall be constructed in conformance with all 
requirements of the 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 when such plans are 
submitted, such changes may require additional environmental review and subsequent 
approval by the Planning Commission. 

3.  Permit Validity. Per CMC Section 17.52.170 (Time Limits on Approvals and Denials), a 
residential design study approval remains valid for 12 months from the date of action. The 
project must be implemented during this time, or the approval becomes void. 
Implementation is effected by erecting, installing, or beginning the installation of the 
improvement authorized by the permit, as determined by the Director. Extensions to this 
approval may be granted consistent with CMC 17.52.170.C. 

4.  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 unavailable for this site, this permit will be 
scheduled for reconsideration, and appropriate findings will be prepared for review and 
adoption by the Planning Commission. 

5.  Setback and Height Certifications. A State licensed surveyor shall survey and certify the 
following in writing: 
• The footing locations are in conformance with the approved plans prior to 

footing/foundation inspection;  
• The roof heights and plate heights of each building conform with the approved plans 

before the roof sheathing inspection. Roofs and plates shall not exceed the elevation 
points as identified in the approved project plans, and the roofs include an 
appropriate allowance for roofing material thickness.  
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Written certifications prepared, sealed, and signed by the surveyor shall be provided prior 
to footing/foundation inspection and roof sheathing inspection. If multiple 
footing/foundation pours are required, a survey letter shall be submitted for each section. 

6.  Service Laterals. Prior to final inspection, all electrical service laterals to any new building 
or structure, or to any building or structure being remodeled when such remodeling 
requires the relocation or replacement of the main service equipment, shall be placed 
underground on the premises upon which the building or structure is located. 
Undergrounding will not be required when the project valuation is less than $200,000 or 
the City Forester determines that undergrounding will damage or destroy significant 
trees(s) (CMC 15.36.020). 

7.  Utility Meter Locations. The placement of all utility meters shall be consistent with the 
locations identified in the approved plans.  Changes to any utility meter location shall 
require written approval of the Community Planning and Building Department prior to the 
change of the location. 

8.  Modifications. The Applicant shall submit in writing, with revised plans, to the Community 
Planning and Building staff any proposed changes to the approved project plans prior to 
incorporating those changes. If the Applicant changes the project without first obtaining 
City approval, the Applicant will be required to submit the change in writing, with revised 
plans, within two weeks of the City being notified. A cease work order may be issued at 
any time at the discretion of the Director of Community Planning and Building until a) 
either the Planning Commission or Staff has approved the change, or b) the property 
owner has eliminated the change and submitted the proposed change in writing, with 
revised plans, for review. The project will be reviewed for its compliance with the 
approved plans prior to the final inspection. 

9.  Exterior Revisions to Planning Approval Form. All proposed modifications that affect the 
exterior appearance of the building or site elements shall be submitted on the “Revisions 
to Planning Approval” form on file in the Community Planning and Building Department. 
Any modification incorporated into the construction drawings not listed on this form shall 
not be deemed approved upon issuance of a building permit. 

10.  Conflicts Between Planning Approvals and Construction Plans. It shall be the responsibility 
of the Owner, Applicant, and Contractor(s) to ensure consistency between the project 
plans approved by the Planning Staff, the Planning Commission, or the City Council on 
appeal and the construction plans submitted to the Building Division as part of the Building 
Permit review. Where inconsistencies between the Planning approval and the 
construction plans exist, the Planning approval shall govern unless otherwise approved in 
writing by the Community Planning & Building Director or their designee. 
 
When changes or modifications to the project are proposed, the Applicant shall clearly list 
and highlight each proposed change and bring each change to the City’s attention. 
Changes to the project incorporated into the construction drawings that were not clearly 
listed or identified as a proposed change shall not be considered an approved change. 
Should conflicts exist between the originally approved project plans and the issued 
construction drawings that were not explicitly identified as a proposed change, the plans 

Attachment 1



Resolution No. 2024-XX-PC 
Page 7 of 12 
 

approved as part of the Planning Department Review, including any Conditions of 
Approval, shall prevail. 

11.  Fire Sprinklers - Residential. Additions, alterations, or repairs to existing structures that 
involve the addition, removal, or replacement of 50 percent or more of the linear length 
of the walls (interior and exterior) within a 5-year period shall require the installation of 
an automatic residential fire sprinkler system in accordance with the California Building 
and Fire Codes (CMC 15.08.135). 

12.  Exterior Lighting. Prior to the issuance of a building permit, the Applicant shall include in 
the construction drawings the manufacturer’s specifications, including illumination 
information, for all exterior light fixtures. All fixtures shall be shielded and down-facing. 
 
Exterior wall-mounted lighting shall be limited to 25 watts or less (incandescent equivalent 
or 375 lumens) per fixture and shall be installed no higher than 10 feet above the ground 
or walking surface.  
 
Landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts 
(incandescent equivalent or 225 lumens) per fixture and shall be spaced no closer than 10 
feet apart. Landscape lighting shall not be used as accent lighting, nor shall it be used to 
illuminate trees, walls, or fences. The purpose of landscape lighting is to safely illuminate 
walkways and entrances to the subject property and outdoor living spaces.  

13.  Stone Facades (including chimneys). Prior to the issuance of a building permit, the 
Applicant shall clearly identify in the construction drawings the masonry pattern for all 
stonework. 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 their designee.  

14.  Aluminum-Clad Wood Frame Windows and Doors. Prior to the issuance of a building 
permit, the Applicant shall include the manufacturer’s specifications for the approved 
aluminum-clad wood windows and doors. The window style shall be consistent with 
authentic wood windows and doors with divided lights that appear to be true divided light, 
including the use of internal and external mullions and muntins on insulated windows. Any 
window pane dividers, which are snap-in or otherwise superficially applied, are not 
permitted. The painted finish shall be matte or low gloss. 

15.  Asphalt Shingle Roofing. Prior to the issuance of a building permit, the Applicant shall 
include the manufacturer’s specifications for the approved asphalt shingle roofing. The 
material shall convey color and texture similar to that of wood shingles. 

16.  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 
proceedings to attack, set aside, void, or annul any project approval. The City shall 
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promptly notify the Applicant of any legal proceeding and 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 resolving all such actions 
by the parties hereto. 

17.  Driveway. Prior to the issuance of a building permit, the Applicant shall clearly identify on 
the construction drawings the driveway material and asphalt connection to the paved 
street edge. The driveway material shall be extended beyond the property line into the 
public right-of-way 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. If the 
driveway material is proposed to be sand set, a dimensioned construction detail showing 
the base material shall be included in the construction drawings. 

18.  Hazardous Materials Waste Survey. Prior to the issuance of a demolition permit, the 
Applicant shall submit a hazardous materials waste survey to the Building Division in 
conformance with the Monterey Bay Unified Air Pollution Control District. 

19.  Cultural Resources. Throughout construction, all activities involving excavation shall 
immediately cease if cultural resources are discovered on the site, and the Applicant shall 
notify the Community Planning & 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 the 
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 the excavation, no further 
disturbance shall occur until the County Coroner has made the necessary findings 
regarding origin and distribution pursuant to California Public Resources Code (PRC) 
Section 5097.98. 

20.  Truck Haul Route. Prior to the issuance of a building permit, the Applicant shall submit for 
review and approval by the Community Planning & Building Director, in consultation with 
the Public Works and Public Safety Departments, a truck-haul route and any necessary 
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. 

21.  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) 

22.  Conditions of Approval. Prior to the issuance of a building permit, the Applicant shall print 
a copy of the Resolution adopted by the Planning Commission and signed by the property 
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owner(s) on a full-size sheet within the construction plan set submitted to the Building 
Safety Division.  

Landscape Conditions 
23.  Landscape Plan Required. Prior to the issuance of a building permit, the Applicant shall 

submit a landscape plan for review and approval by the Community Planning & Building 
Department and the City Forester. The landscape plan shall be included in the 
construction drawings and will be reviewed for compliance with the landscaping 
standards contained in the Zoning Code, including, but not limited to, the following:  
 
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 on-site conditions.  
 
The landscape plan shall identify the location where new trees will be planted when new 
trees are required to be planted by the City code, the Forest and Beach Commission, or 
the Planning Commission. 

24.  Tree Planting Requirements. Prior to issuance of a building permit, the Applicant shall 
identify on the landscape plan the location, size, and species of required tree plantings. 
All new trees shall be installed prior to the final inspection. Trees shall be recorded and 
monitored for at least five years to ensure their establishment and growth to maturity. 
Trees that do not survive or are removed shall be replaced with new trees that are 
equivalent in size to the measured or projected growth of the original trees and shall be 
planted in the same location unless otherwise directed by the City Forester or Forest & 
Beach Commission. 

25.  Tree Removal Prohibited. Throughout construction, the Applicant shall protect all trees 
identified for preservation by methods approved by the City Forester. Trees on or adjacent 
to the site shall only be removed upon the approval of the City Forester or Forest and 
Beach Commission. 

26.  Tree Protection Measures. Requirements for tree preservation shall adhere to the 
following tree protection measures on the construction site. 
• Prior to grading, excavation, or construction, the developer shall clearly tag or mark 

all trees to be preserved. 
• Excavation within 6 feet of a tree trunk is not permitted. 
• No attachments or wires of any kind, other than those of a protective nature, shall 

be attached to any tree. 
• Per Municipal Code Chapter 17.48.110, no material may be stored within the dripline 

of a protected tree, including the drip lines of trees on neighboring parcels. 
• Tree Protection Zone. The Tree Protection Zone shall be equal to dripline or 18 

inches radially from the tree for every one inch of trunk diameter at 4.5 feet above 
the soil line, whichever is greater. Unless otherwise approved by the City Forester, a 
minimum of 4-foot-high transparent fencing is required. Tree protection shall not be 
resized, modified, removed, or altered in any manner without written approval. The 
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fencing must be maintained upright and taught for the duration of the project. No 
more than 4 inches of wood mulch shall be installed within the Tree Protection Zone. 
When the Tree Protection Zone is at or within the drip line, no less than 6 inches of 
wood mulch shall be installed 18 inches radially from the tree for every one inch of 
trunk diameter at 4.5 feet above the soil line outside of the fencing. 

• Structural Root Zone. The Structural Root Zone shall be 6 feet from the trunk or 6 
inches radially from the tree for every one inch of trunk diameter at 4.5’ above the 
soil line, whichever is greater. Any excavation or changes to the grade shall be 
approved by the City Forester prior to work. Excavation within the Structural Root 
Zone shall be performed with a pneumatic excavator, hydro-vac at low pressure, or 
another method that does not sever roots. 

• If roots greater than 2 inches in diameter are encountered within the approved 
Structural Root Zone, the City Forester shall be contacted for approval to make any 
root cuts or alterations to structures to prevent roots from being damaged. 

• If roots larger than 2 inches 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, and mitigation measures have been put in place. 

27.  Foundation Work Near 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. Six inches (6”) of mulch shall be evenly spread across the inside the dripline of 
all trees prior to the issuance of a building permit. 

Environmental Compliance Conditions 
28.  Drainage Plan. Prior to the issuance of a building permit, the Applicant shall submit a 

drainage plan for review and approval by the Community Planning & Building and Public 
Works Departments 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 on one corner of the property; infiltration features must be 
sized appropriately and located at least 6 feet from neighboring properties. The drainage 
plan shall include information on drainage from new impervious areas and semi-pervious 
areas. 

29.  BMP Tracking Form. Prior to issuance of a building permit, the Applicant shall submit a 
completed BMP Tracking form for review and approval by the Community Planning & 
Building and Public Works Departments. 

30.  Semi-Permeable Surfaces. Prior to issuance of a building permit, the Applicant shall submit 
for review and approval by the Community Planning & Building and Public Works 
Departments cross-section details for all semi-permeable surfaces. 

31.  Erosion and Sediment Control Plan. Prior to issuance of a building permit, the Applicant 
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shall submit for review and approval by the Community Planning & Building and Public 
Works Departments an erosion and sediment control plan that includes locations and 
installation details for erosion and sediment control BMPs, material staging areas, and 
stabilized access. 

Special Conditions 
32.  Pre-Construction Meeting. Prior to the issuance of a building permit, the contractor 

overseeing the project shall schedule a pre-construction meeting with the Project Planner 
for the purpose of reviewing the conditions of approval and expectations during 
construction. 

33.  Conditions of Approval Acknowledgement. Prior to the issuance of a building permit 
revision, a completed Conditions of Approval Acknowledgment form shall be included in 
the construction drawings. The form shall be signed by the Property Owner, Applicant, 
and Contractor prior to the issuance of a building permit.  

34.  Copper Gutters & Downspouts Not Permitted. Prior to the issuance of a building permit, 
the applicant shall submit a revised plan for review and approval by the Planning Division, 
identifying an alternative material for the gutters and downspouts. 

35.  Construction Management Plan. Prior to the issuance of a building permit, the Applicant 
shall submit a Construction Management Plan for review and approval by the Community 
Planning & Building Director. 

 
Acknowledgment and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 13th day of February 2024, by the following vote:  
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
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APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young 
Chair      Planning Commission Secretary 
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PROJECT DATA FOR A 7,200-SQUARE-FOOT SITE 
Block 45 Specific Plan Area 

Site Considerations Allowed Existing Proposed 
Floor Area  2,779 SF (39%) 1,755 SF 2,779 SF 
Site Coverage 611 SF/899 SF 0 SF* 856 SF 

Trees (Upper/Lower) 5/4 1 lower  
1 lower (existing) 
1 lower (new) 
1 upper (new) 

Ridge Height (1st/2nd) 18’/24’ 13’-9”/NA Varies <18’ / 19’-11” 
Plate Height (1st/2nd) 12’/18’ 9’-2”/NA Varies <12’ / 18’ 
Setbacks Minimum Required Existing Proposed 

Front**  12’ (< 15’ tall) 
15’ (> 15’ tall) 14’-10” 12’  

(Guadalupe Street) 
Composite Side Yard 20’ (25%) 26’-7” 24’-6” 
Side Yard 3’ 4’-10” 3’ 
Street Side Yard 5’ 21’-9” 21’6” 
Rear** First Story: 15’ from 

the centerline of the 
private road or 5’ from 
the edge of the private 
road 
 
 
 
Second Story: 25’ from 
the centerline of the 
private road or 15’ 
from the edge of the 
private road 

First Story: 37’-9” to 
the property 
line/centerline of 
the private road; 
27’-7” to the fence 
line/edge of the 
private road 
 
Second Story: N/A 

First Story: 14’-2” to 
the property line/ 
centerline of the 
private road; 9’-2” to 
the fence line/ edge 
of the private road 
 
Second Story: 35’ to 
the property line/ 
centerline of the 
private road; 30’ to 
the fence line/ edge 
of the private road 
 
Yoga Terrace: 21’-1” 
to the property line/ 
centerline of the 
private road; 16’-1” 
to the fence line/ 
edge of the private 
road 

*All previously existing site coverage was removed under the Accessory Dwelling Unit (ADU) building permit. 
**Setbacks per the Block 45 Specific Plan. 
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Attachment 3

SUBJECT PROPERTY

LOT SIZE - 8,000 SF
ROOF OUTLINE - 2,550 SF = 32% OF LOT SIZE

ROOF OUTLINE (INCL. ADU) - 3,335 SF = 41.6% OF LOT SIZE

SECOND FLOOR OUTLINE (SHOWN WITH BROWN COLOR) - 730 SF = 9%

BUILDING COVERAGE IS BETTER THAN IN MORE THAN 90% OF MEASURED 
LOTS

BUILDING COVERAGE (INCL. ADU) IS BETTER THAN IN MORE THAN 50% OF 
MEASURED LOTS

THE UPPER LEVEL TERRACE DESIGNED TO PRESERVE REASONABLE 
PRIVACY FOR ADJACENT PROPERTIES AND TO AVOID OVERLOOKING 
ACTIVE INDOOR AND OUTDOOR USE AREAS OF ADJACENT PROPERTIES
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MEDITATION ROOM YOGA TERRACE
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Archetype
Outdoor Wall Sconce 3000K

  Fixture Type:
  

Catalog Number:
  

Project:
  

Location:

      Model & Size   Color Temp   Finish   LED Watts   LED Lumens   Delivered Lumens
   WS-W15912    12"
 

  3000K
 

   BK    Black
 

  10W
 

  800
 

  331
 

      Example:  WS-W15912-BK

For custom requests please contact customs@waclighting.com
 

DESCRIPTION
 

  Stately Modern.
 

FEATURES
 

• ACLED driverless technology
• 5 year warranty
 
  

  SPECIFICATIONS

  Color Temp: 3000K

  Input: 120 VAC,50/60Hz

  CRI: 90

  Dimming: ELV: 100-10%

  Rated Life: 54000 Hours

  Standards: ETL, cETL,IP65,Title 24 JA8 Compliant

Wet Location Listed

  Construction: Aluminum hardware with etched glass diffuser
  
  

  

 FINISHES:

Black

 LINE DRAWING:
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Archetype
Outdoor Wall Sconce 3000K

  Fixture Type:
  

Catalog Number:
  

Project:
  

Location:

      Model & Size   Color Temp   Finish   LED Watts   LED Lumens   Delivered Lumens
   WS-W15918    18"
 

  3000K
 

   BK    Black
 

  13W
 

  1000
 

  435
 

      Example:  WS-W15918-BK

For custom requests please contact customs@waclighting.com
 

DESCRIPTION
 

  Stately Modern.
 

FEATURES
 

• ACLED driverless technology
• 5 year warranty
 
  

  SPECIFICATIONS

  Color Temp: 3000K

  Input: 120 VAC,50/60Hz

  CRI: 90

  Dimming: ELV: 100-10%

  Rated Life: 54000 Hours

  Standards: ETL, cETL,IP65,Title 24 JA8 Compliant

Wet Location Listed

  Construction: Aluminum hardware with etched glass diffuser
  
  

  

 FINISHES:

Black

 LINE DRAWING:
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Archetype
Outdoor Wall Sconce 3000K

  Fixture Type:
  

Catalog Number:
  

Project:
  

Location:

      Model & Size   Color Temp   Finish   LED Watts   LED Lumens   Delivered Lumens
   WS-W15924    24"
 

  3000K
 

   BK    Black
 

  16W
 

  1200
 

  571
 

      Example:  WS-W15924-BK

For custom requests please contact customs@waclighting.com
 

DESCRIPTION
 

  Stately Modern.
 

FEATURES
 

• ACLED driverless technology
• 5 year warranty
 
  

  SPECIFICATIONS

  Color Temp: 3000K

  Input: 120 VAC,50/60Hz

  CRI: 90

  Dimming: ELV: 100-10%

  Rated Life: 54000 Hours

  Standards: ETL, cETL,IP65,Title 24 JA8 Compliant

Wet Location Listed

  Construction: Aluminum hardware with etched glass diffuser
  
  

  

 FINISHES:

Black

 LINE DRAWING:
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120V Horizontal Step Light
I T E M  N U M B E R DLS598013

B R A N D DALS Lighting

D E S C R I PT I O N

The Horizontal LED Step Light is ideal for decks
and stairs in indoor and outdoor applications. Die-
cast aluminum housing with faceplate available in
White, Black, or Silver Grey finish. Non-visible
hardware. 120VAC direct connection. Fits on a
standard junction box (3 inch length x 2 inch wide
x 2.5 inch depth). Junction box must be mounted
horizontally. ETL listed.

S h ow n  i n :  B l a c k

S H A D E  C O L O R N/A

B O DY  F I N I S H Black

WAT TA G E 3W

D I M M E R Low Voltage Electronic

D I M E N S I O N S 4.72"W x 2.88"H x 0.25"D

L E D  M O D U L E  I N C L U D E D

L A M P 1 x LED/3W/120V LED

Technical Information

L U M I N O U S  F L U X 100 lumens

L U M E N S / WAT T 33.33

L A M P  C O L O R 3000K

C O L O R  R E N D E R I N G 80 CRI

I T E M  N U M B E R DLS598013

C O M PA N Y P R O J E C T F I XT U R E  T Y P E A P P R O V E D  B Y D AT E

L I G H T O L O G Y. C O M  |  R U S H Q U O T E S @ L I G H T O L O G Y. C O M F e b  0 7,  2 0 2 4  |  1 . 8 6 6 . 9 5 4 . 4 4 8 9
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Flux

Add visual interest to your garden with the Flux outdoor 
path light. A 360° light spread and cast aluminum 
construction with a powder-coated finish fits best along 
pathways, garden beds, and walkways.

wet

Landscape  |  dals.com  244

color temperature

2200k 2700k 3000k 3500k 4000k
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Model Size Watts Delivered lumens CRI Color °T Voltage

LPP20-CC 20" 8 W 360 lm 80 2200, 2700, 3000,

3500, 4000 K

12 VAC

Specifications

Over 50,000 hours of service life

12VAC input

Ground stake included

93° beam angle

Frosted lens

Can be mounted to wood or concrete 
(screws not included)

Cast aluminum construction

Switch-selectable CCT: 2200 K/2700 K/ 
3000 K/3500 K/4000 K

Suitable for wet locations

5-year warranty

Note
Low-voltage transformer required. 
Sold separately.

Other color °T and finishes available, but 
may require MOQ’s and longer lead times. 
Please contact your DALS representative 
for more information.

Finish

	 BK	 Black 

Power supplies

LTRP-60-BK 
60W, 120VAC 60Hz input 
12VAC output low-voltage transformer

LTR-300-BK 
300W, 120VAC 60Hz input 
12/13/14/15VAC output low-voltage 
transformer

Accessories

LCBL-50-16 
50 feet of 16 gauge low-voltage wiring

LCBL-100-16 
100 feet of 16 gauge low-voltage wiring

LCBL-50-14 
50 feet of 14 gauge low-voltage wiring

LCBL-100-14 
100 feet of 14 gauge low-voltage wiring

LCBL-100-12 
100 feet of 12 gauge low-voltage wiring

LCBL-200-12 
200 feet of 12 gauge low-voltage wiring

LPP20-CC

 19 5
8 " 

 1 15
16 " 

 5 1
4 " 

  7 2
5  " 

Ø5-1/4"

8-1/4"

19-5/8"

Ø1-15/16
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT:

DS 21-376 (Mardani): Consideration of a revised Concept Design Study for one-story
additions totaling 333 square feet to a one-story, 562-square-foot cottage and construction
of a 230-square-foot detached garage in the front yard setback located on Ocean Avenue
4 northeast of Guadalupe Street in the Single-Family Residential (R-1) District. APN: 010-
033-011-000.
 

Application: DS 21-376 (Mardani) APN: 010-033-011-000 
Block:64 Lot:6 
Location: Ocean Avenue 4, northeast of Guadalupe Street
Applicant:Azadeh Mardani, Owner Property Owner: MARDANI SEYEDEH

Executive Summary:
The applicant proposes the expansion of an existing cottage and the construction of a detached garage in
the front yard setback. The property was reviewed for historical significance and determined to be ineligible
for the historic inventory. The City Forester previously approved the removal of an oak tree at the front of the
cottage. The applicant is proposing to remove limbs from a significant Coast live oak tree at the rear of the
property. The limb removal requires approval by the Forest & Beach Commission. The Planning
Commission will consider the concept design and determine whether to accept the design with conditions.

Recommendation:
Adopt a Resolution (Attachment 1) accepting a concept design study for one-story additions totaling 333
square feet to a one-story, 562-square-foot cottage and construction of a 230-square-foot detached garage
in the front yard setback located on Ocean Avenue 4, northeast of Guadalupe Street in the Single-Family
Residential (R-1) District, with conditions. APN: 010-033-011-000.

Background and Project Description:



The project site is a 2,500-square-foot lot on the north side of Ocean Avenue between Carpenter and
Guadalupe Streets. The 562-square-foot single-story cottage was constructed in 1946 and was one of five
cottages built for Mr. & Mrs. R. D. Weaver. The cottage features a chalk rock chimney centrally located on
the front elevation.
 
Two driveways on Ocean Avenue were constructed in December 1965 and interconnected as a semi-
circular driveway to serve all five cottages. In 1966, the cottages were being used for overnight
accommodations under the name Buena Vista Cottages in violation of the R-1 zoning. In 1968, the Board
of Adjustments adopted Resolution 629, granting a conditional use permit for the continued operation of the
motel (four motel units and one manager unit). By 1974, the five cottages had reverted to single-family use,
and the conditional use permit was revoked.
 
The applicant proposes a substantial alteration, including the demolition of more than 50 percent of the
exterior walls, the construction of one-story additions totaling 333 square feet, the construction of a 230-
square-foot detached garage in the front yard setback, and associated site improvements (Attachment 3).
The property was reviewed for historical significance and, on February 5, 2021, was found ineligible for the
historic inventory. This determination remains in effect for five years.
 
Prior Public Hearings
On April 12, 2023, the Planning Commission reviewed a concept design study for a substantial alteration to
the existing cottage, including demolition of more than 50 percent of the exterior walls, construction of one-
story additions totaling 363 square feet, construction of a 200-square-foot attached garage, and associated
site improvements. The Commission adopted Resolution 2023-019-PC, accepting the concept design with
conditions (Attachment 4).
 
On July 19, 2023, the applicant submitted a new design study application DS 23-221 (Mardani) to construct
one- and two-story additions totaling 363 square feet, a 200-square-foot detached garage in the front yard
setback, and associated site improvements.
 
On August 10, 2023, the Forest & Beach Commission reviewed Tree Permit application TR 23-215
(Mardani) to prune limbs on a significant Coast live oak tree (tree no. 4) located on the western neighbor’s
property to facilitate a second-story addition to the applicant’s cottage. The Forest & Beach Commission
continued the public hearing to a date uncertain, pending a review of the project by the Planning
Commission.
 
On November 8, 2023, the Planning Commission reviewed the two-story concept design and adopted
Resolution 2023-056-PC, denying the project.
 
On November 28, 2023, the applicant submitted revised concept plans under Design Study application DS
21-376 (Mardani) for one-story additions totaling 333 square feet, a 230-square-foot detached garage in the
front yard setback, and associated site improvements. The Planning Commission is being asked to review
the concept design.

Staff Analysis:
 
Legal Building Site: Early in the application review process, a concerned neighbor contacted staff to
discuss whether the project site is a legal building site. CMC 17.06.020.C states that for existing buildings,
the ground area needed for the legal construction of a building at the time of construction shall be one
building site. If the building cannot be legally built on the same ground area at the present time, the



building site shall be called a nonconforming building site.
 
Additionally, CMC Section 17.10.020.A states that parcels not meeting the criteria for a legal building site
shall not be issued any building permits, other than permits for demolition, repair, or maintenance until
the parcel has been brought into compliance with this section.
 
The CMC further states that for a parcel of land in the R-1 district to be considered a legal building site, it
must be at least 2,500 square feet and must have been a single, independent lot of record in existence on
February 4, 1948, with at least 2,500 square feet of land area that was not in the same ownership as one
or more adjoining lots of record on that date.
 
Staff reviewed the 1888 subdivision map for Carmel City and found that the original subdivision layout for
the project site was a 2,500-square-foot lot. Staff also reviewed the subsequent subdivision map filed in
1902 and found the same lot configuration. Staff consulted with the City Attorney on the matter and
concluded that the project site is a legal 2,500-square-foot lot of record that has existed since 1888.
 
The neighbor asserted that the property was not a legal building site if it was under single ownership on
February 4, 1948. Therefore, the current owner can only demolish or maintain the existing structure.
 
In 1946, the project site (Lot 6) and four others (Lots 7, 8, 9 & 10) were developed as individual building
sites, each with its own single-family cottage. All five lots were under single ownership at that time. However,
the lots were not developed as a single building site but as five independent lots of record.
 
We do not know the ownership of Lots 6-10 on February 4, 1948. However, staff believes this is irrelevant.
The project site was legally created and has existed as a 2,500-square-foot parcel since 1888. It was
developed with a single-family residence in 1946 and has remained a single, independent lot of record. It is
not a lot fragment, nor have the lot lines ever been changed. Whether or not the project site was under
single ownership with an adjoining lot on February 4, 1948, is irrelevant because, in 1946, it was developed
with an independent, single-family cottage on a legal lot of record, thereby establishing it as a legal building
site and it remains as such today.
 
Staff contends that the code provision, which speaks to being under single ownership, was intended to
prevent a single building site from being subdivided into two or more building sites after 1948, with one or
more parcels being 2,500 square feet in area. This is not the case with the project site. As stated above, the
project site was created as a legal building site, developed with a cottage, and has remained a single,
independent, developed building site since 1946. Therefore, whether it is under single ownership or not is
irrelevant. Based on the staff’s research and consultation with the City Attorney, the property is a legal
building site.
 
Demolition. The act of reconstructing, removing, taking down, or destroying all or portions of an existing
building or structure, or making extensive repairs or modifications to an existing building or structure, if
such changes involve removal or replacement of 50 percent or more of both the structural framing and
cladding or of the exterior walls within a 24-month period. When determining whether a building or
structure is demolished, the following applies:
 

A.     The nonconforming portions of any wall are counted as removed or taken down, even when
retention of these portions is proposed.
B.     Any continuous run of remaining exterior wall surfaces measuring 10 feet or less in length
are counted as removed or replaced.

 



Based on the demolition floor plan, more than 50 percent of the exterior walls will be removed to
accommodate the additions. Some of the walls proposed to remain are 10 feet or less long and are
counted as being demolished. Therefore, the project meets the definition of demolition.
 
Occasionally, applicants will retain portions of existing walls to preserve a setback nonconformity. The
existing cottage has a nonconforming east side yard setback of 2.7’ to 2.9’, where a minimum 3-foot
setback is required. Additionally, the existing cottage does not meet the required composite setback of 7
feet.
 
Rather than reconstruct the walls to meet minimum setback requirements, the applicant proposes to retain
the east wall of the cottage to preserve the setback non-conformity. In accordance with the definition of
demolition, this wall is considered demolished even though it is proposed to be retained and is therefore
included in the calculation for determining whether 50 percent or more of the exterior walls are being
removed.
 
If the eastern wall is identified for removal in the construction drawings (e.g., for structural reasons or
otherwise) or subsequently removed by the contractor during construction, it is required to be rebuilt in
conformance with the required setbacks. All new construction (e.g., the additions) must meet the required
setbacks.
 
The following is an analysis of the project’s consistency with the Residential Design Guidelines.
 
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.
 
Carmel Municipal Code Section 17.34.070.A.1-2 states that all properties, private and public, located in
the R-1 or R-4 district shall contribute to the urbanized forest or other vegetation characteristic of the
neighborhood by harboring an appropriate mix of upper and lower canopy trees and/or shrubs
consistent with the neighborhood context and neighborhood streetscape. Forested neighborhoods shall
perpetuate the Monterey pine, Monterey Cypress, Coast live oak, or Redwood forest that predominates
in the vicinity. Proposed residential projects shall preserve adequate space for the growth of trees or
other vegetation.
 
Staff Response: In January 2021, a preliminary site assessment was conducted, and the City Forester
identified two trees on the project site (both Coast live oak) and six trees immediately adjacent to the site
(one Monterey cypress, one Monterey pine, and four Coast live oak). Six of the eight trees were rated
significant, including the Coast live oak tree no. 5 at the rear of the project site and Coast live oak tree no. 4
adjacent to the south property line.
 
The recommended tree density for lots 4,000 square feet or less is three upper canopy and one lower
canopy tree. Based on the small lot size (2,500 square feet) and the January 2021 observed tree canopy,
the City Forester recommended planting one upper-canopy tree on-site. Recommendation/Draft Condition
No. 2 (Attachment 1) requires the applicant to submit a revised preliminary landscape plan prior to the final
details review that includes the size, species, and location of one upper canopy tree.
 
The applicant proposes removing limbs from tree no. 5. Recommendation/Draft Condition No. 3 requires
the applicant to submit a tree application for the proposed limb removals. If removing limbs requires review
by the Forest & Beach Commission, the applicant shall obtain their approval before the final details review.
If the applicant is not proposing to remove any limbs from tree no. 5, then they shall remove this note from



the plans. With the application of conditions, the project meets the objectives of forest character.
 
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourage designs that preserve
reasonable privacy for adjacent properties and maintain view opportunities to natural features.
 
Staff Response: Privacy. The proposed additions are single-story. The rear addition would be elevated
above the existing cottage due to a change in topography. The plans show three steps between the kitchen
and the bedroom 2 addition. A narrow 1’-6” x 6’ window is proposed adjacent to the steps on the east (side)
elevation of the addition. No other windows are located on the east elevation of the addition.
 
On the east (side) elevation of the existing cottage, two four-foot-wide by four-foot-high windows are
proposed to be replaced with two two-foot wide by three-foot, six-inch-high windows.  A third window of the
same size is proposed on the north side of a single door. A narrow 1’-6” x 6’ window is proposed at the
south end of the cottage. Staff did not identify any potential privacy impacts to the eastern neighbors.
 
On the west (side) elevation of the addition, a new two-foot wide by three-foot, six-inch-high window is
proposed in bath 2.
 
On the west (side) elevation of the existing cottage, two pairs of double doors are proposed with a 1’-6”
wide by 6’ high window on the south end of the cottage and a 2’ wide by 3’-6” high window in bath 1. Staff
did not identify any potential privacy impacts to the western neighbors.
 
On the rear elevation, the proposed addition would be set back 15 feet from the rear property line, and a
double door is proposed. Staff did not identify any potential privacy impacts to the northern neighbors.
 
Staff Response: Views. Staff did not identify any potential view impacts. However, the northeast neighbor
has expressed concerns regarding the impacts on their views from the active living spaces within their
home, specifically the living room, kitchen, and master bedroom (refer to Attachment 4). The neighbor is
concerned that the addition will block west-facing views of the oak tree canopy and sunsets and negatively
impact their access to sunlight and air.
 
Recommendation/Draft Condition, No. 18 from the first concept hearing (Attachment 5), stated  Prior to the
final details review, the applicant shall lower the rear addition and/or change/lower the roof form to
mitigate impacts to the northeast neighbor. The applicant reduced the height of the addition by 8 inches
and turned the side-facing gable into a rear-facing gable. However, the neighbor still has concerns that the
addition will have a negative impact on the enjoyment of their property. The Planning Commission will have
the opportunity to view the project’s story poles and netting from the neighbor’s residence during the tour of
inspection.
 
Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourage subordinate parking
facilities that do not dominate the design of the house or site; minimize the amount of paved surface for
a driveway; position garages to maximize open space, views, and privacy; and minimize visual
impacts.
 
Staff Response: As stated in the background section of this report, two driveways were constructed on
Ocean Avenue and interconnected to create a semi-circular driveway in December 1965 to serve all five
cottages, which operated as an unpermitted motel in the R-1 district. In March 1966, the City took action
against the motel ownership for zoning violations (operating a business in the R-1 district) and tax evasion.
In June 1968, the City’s Board of Adjustments granted a Use Permit for the operation of the motel. An
undated site plan in the property file shows the location of the five cottages, the motel office, the semi-



circular driveway, and on-site parking (Attachment 6). By 1974, the five cottages had been converted back
to single-family use, but the semi-circular driveway remained and is still in use today. In the 1980s, two of
the five cottages were remodeled and expanded. These cottages are located at the northeast corner of
Guadalupe Street and Ocean Avenue and the southeast corner of Guadalupe Street and 6th Avenue.  Both
properties now contain on-site parking in enclosed garages, accessed from Guadalupe Street and 6th

Avenue, respectively.
 
The remaining three cottages share the semi-circular driveway on Ocean Avenue for vehicular access and
on-site parking. The semi-circular driveway allows vehicles to access and circulate across all three parcels
by entering the east driveway (closer to Carpenter Street) and exiting through the west driveway (closer to
Guadalupe Street).
 
The project applicant owns the property closest to the east driveway and proposes constructing a 230-
square-foot detached garage in the front yard setback. The portion of the existing driveway in the public
right-of-way is proposed to be widened to the east to better align with the garage. No modifications are
proposed on the west side of the eastern driveway.
 
A 4-foot tall fence is proposed in the front yard setback on the west property line. The fence height would
increase to 6 feet to the point where it meets the existing fence. Recommendation/Draft Condition No. 13
from the first concept hearing (Attachment 5) stated  Prior to the final details review, the applicant shall
revise the plans to shift the gate and pedestals to the north to maintain a minimum 15-foot front setback.
The purpose of this condition was to preserve the existing circulation pattern between the three cottages.
However, based on direction from legal counsel, the City cannot compel the applicant to make her property
available for others to traverse.
 
Since the first concept review, the ownership of the middle cottage has changed. As of the writing of this
report, staff has not received any comments from this neighbor. The ownership of the third cottage
continues to have concerns about driveway access and safety (Attachment 7).
 
Detached Garage in the Front Setback:  CMC Section 17.10.030.A.1 (Detached Garages and
Carports) allows detached garages within the front yard setback to encourage variety and diversity in
neighborhood design subject to the following standards:
 

1)     The Planning Commission may authorize a single-car, detached garage or carport not
exceeding 12 feet in width, 250 square feet in floor area, and 15 feet in height in either the front
yard setback or the side yard setback facing a street (but not both).
 
Staff Response: The proposed single-car detached garage would be in the front yard setback, 3 feet
from the front property line and 3 feet from the east (side) lot line. The garage is proposed to be 11’-
6” wide, 20’ deep, 230 square feet in area, and 10’-5” in height. The garage meets standard no. 1.
 
2)     At least 50 percent of the adjacent right-of-way is landscaped or preserved in a natural and
forested condition to compensate for the loss of open space.
 
Staff Response: The proposed garage would be located to the right (east) of the existing eastern
driveway access. The applicant is proposing to enlarge the width of the driveway within the right-of-
way to align with the front of the proposed garage. However, the maximum width of a driveway in the
public right-of-way is limited to 14 feet. Adhering to this requirement minimizes the removal of
landscaping in the right-of-way and maintains more landscaped open space. Recommendation/Draft
Condition No. 7 requires the applicant to revise the width of the driveway within the public right-of-way



to no more than 14 feet prior to the final details review.  With the application of conditions, the project
meets standard no. 2.
 
3)     The proposed setback encroachment would not impact significant or moderately significant
trees.
 
Staff Response: The proposed garage would not impact significant or moderately significant trees.
The project meets standard no. 3.
 
4)     Free and safe movement of pedestrians and vehicles in adjacent rights-of-way is protected.
 
Staff Response: The project site is located near the corner of Ocean Avenue and Carpenter Street.
A sidewalk is not present at this location. A dedicated pedestrian pathway is provided on the south
side of Ocean Avenue. The placement of the garage within the front yard setback would not impede
pedestrian traffic in the adjacent right-of-way on Ocean Avenue.
 
The proposed garage would alter existing circulation patterns between the project site and the two
adjacent cottages to the west that currently use the eastern driveway to access their properties.
However, based on the advice of the City’s legal counsel, the City cannot require the existing
vehicular access to be maintained as no recorded easement grants the adjoining properties the right
to traverse the project site. As a result, it is within the Planning Commission’s authority to approve the
garage even if it alters the existing circulation pattern.
 
The proposed garage would not impede vehicles within the improved portion of the adjacent Ocean
Avenue right-of-way. The improved width of Ocean Avenue is clearly defined with a curb and gutter,
and 27+ feet of unimproved right of way is located between the roadway and the front property line.
The project meets standard no. 4.
 
5)     All development on site will be in scale with adjacent properties and the neighborhood
context consistent with adopted design guidelines.
 
Staff Response: The immediate neighborhood context includes a mix of expansive two-story
structures and modest one-story cottages. As discussed above, two of the five original cottages
have enclosed garages; the remaining three cottages have parking pads at the front of their cottages.
 
The detached garage proposes an 8-foot interior plate height and an overall height of 10 feet, 5
inches. The ridge of the garage would be 8 feet, 6 inches lower than the highest ridge of the cottage.
The proposed garage is subordinate in scale within the neighborhood context and meets standard
no. 5.
 
6)     Placement of the garage or carport in the setback will add diversity to the neighborhood
streetscape.
 
Staff Response: The two cottages to the west do not currently have covered parking, so adding a
detached garage in the front yard setback would add diversity to the block between Carpenter Street
and Guadalupe Street. Over 27 feet of unimproved right-of-way will be maintained in a natural state
between the front property line and the edge of the roadway on Ocean Avenue. The project meets
standard no. 6.

 
The proposed detached garage complies with the requirements for garages within the front yard setback



and, with the application of conditions, meets the objectives of parking and access.
 
Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourage 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.
 
Staff Response: The existing 562-square-foot single-story cottage was constructed with four other cottages
of a similar size and scale. Two of those cottages have been expanded and include second-floor additions.
One is located to the immediate north of the project site. The other is located to the west but does not share
a property line with the project site. The remaining two cottages are located west of the project site and
maintain their original form and scale. The property to the east is a two-story structure.
 
The project site is buffered from Ocean Avenue by over 27 feet of landscaped right-of-way. The front of the
proposed single-story attached garage would be over 42 feet from the edge of the roadway on Ocean
Avenue. Vegetation to the east and west of the project site provides a visual buffer for the cottage.
 
The front elevation of the cottage would be maintained, and the existing stone chimney preserved. The
project meets the objectives of mass and bulk.
 
Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourage 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.
 
Staff Response: The existing roof form is an intersecting hip with a 4:12 pitch. The proposed roof form
consists of a traditional hip over the existing cottage and a rear-facing gable over the addition. All roof forms
are proposed to have a 4:12 roof pitch. The existing asphalt composition shingle roof is proposed to be
replaced with a new Class A composition shingle roof.
 
The rear addition is proposed to have an 8-foot interior plate height and an overall height of 11 feet, 8
inches. As noted above the addition would be elevated 2.5 feet due to the existing topography and requires
three interior steps between the kitchen and bedroom.
 
Building eaves are proposed to be 18 inches on the cottage and 12 inches on the addition. Eaves within 2
feet of a property line are limited to a depth of 4 inches (Recommendation/ Draft Condition No. 5). With the
application of conditions, the project meets the objectives of building and roof form.
 
Finish Details: The applicant proposes a stucco finish painted “Shimple White” by Sherwin Williams
(SW7021). In the plans, the color appears to be a medium gray. Recommendation/Draft Condition No. 9
requires the applicant to submit paint samples prior to the final details review. The applicant proposes a
Jeldwen clad-wood window with a luxury bronze finish.
 
Exterior Lighting:  Carmel Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached
to the main building or any accessory building shall be no higher than 10 feet above the ground and shall not
exceed 25 watts (incandescent equivalent, i.e., approximately 375 lumens) in power per fixture, and that
landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts (incandescent
equivalent; i.e., approximately 225 lumens) per fixture. 
 
In addition, Residential Design Guideline 11.8 states that projects should “preserve the low nighttime
lighting character of the residential neighborhoods. Use lights only where needed for safety and at
outdoor activity areas.”



 
Staff Response: The applicant proposes a powder-coated black outdoor wall light by True Fine. The fixture
is shielded, directs light downward, and would be equipped with a maximum 25-watt incandescent bulb or
the LED equivalent (not to exceed 375 lumens). One wall-mounted light is provided at each single door, two
at each double door, and two at the front of the detached garage.
 
Fencing/Gate/Arbor:  Carmel Municipal Code Section 17.10.030.E provides the maximum fence and wall
heights in the R-1 District. Fences within the front setback are limited to 4 feet in height; garden walls and
retaining walls are limited to 3 feet in height. In the side and rear setbacks, fences, garden walls, and
retaining walls can be up to 6 feet tall.
 
Staff Response: The applicant proposes 15 linear feet of a 4-foot fence in the front yard setback on the
west property line and 16 linear feet of a 6-foot fence. 18-inch square pedestals are proposed at the front
gate, but no details have been provided.
 
Site Coverage: A maximum of 247 square feet of impermeable site coverage is permitted on a 2,500-
square-foot lot. The applicant proposes to remove 1,065 square feet of existing site coverage and install
226 square feet of impermeable site coverage.
 
Skylights: There are no existing skylights, and no new skylights are proposed.

Other Project Components:
Staff recommends, pursuant to CEQA regulations, that the Application be found “not a project” pursuant to
section 15378 of the CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any
permits or entitlements approving a project which would result in a direct or indirect physical change in the
environment. A CEQA analysis and determination will be conducted at the Final Details hearing.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 – Project Data Table
Attachment 3 – Project Plans
Attachment 4 - Neighbor Marc Boyd Comments
Attachment 5 - Resolution 2023-019-PC
Attachment 6 - Buena Vista Cottages Site Plan
Attachment 7 - Neighbor Diane Gorman Comments
Attachment 8 - Neighbor Terry Hallock Comments



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA ACCEPTING 
A REVISED CONCEPT DESIGN STUDY FOR ONE-STORY ADDITIONS TOTALING 333 SQUARE FEET TO 

A ONE-STORY, 562-SQUARE-FOOT COTTAGE AND CONSTRUCTION OF A 230-SQUARE-FOOT 
DETACHED GARAGE IN THE FRONT YARD SETBACK LOCATED ON OCEAN AVENUE 4 NORTHEAST OF 

GUADALUPE STREET 
APN 010-033-011 

 
WHEREAS, on October 29, 2021, Ngoc Pham, Engineer (“Applicant”) submitted an 

application on behalf of MARDANI SEYEDEH (“Owner”) requesting approval of Track 2 Design 
Study application DS 21-376 (Mardani) described herein as (“Application”); and 

 
WHEREAS, the Application was submitted for a 2,500-square-foot lot located on Ocean 

Avenue 4 northeast of Guadalupe Street in the Single-Family Residential (R-1) District (Block 64, 
Lot 6); and  

 
WHEREAS, the Applicant originally proposed a substantial alteration to an existing single-

family residence, including demolition of more than 50 percent of the exterior walls, construction 
of a 363-square-foot one-story addition, construction of a 200-square-foot attached garage, and 
associated site improvements; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040.B 

(Residential Track Two Design Study), the construction of new dwellings, rebuilds, and substantial 
alterations requires approval of a Residential Track Two Design Study by the Planning Commission; 
and 

 
WHEREAS, CMC Section 17.58.040.B, Step Two: Design Concept  Review, requires the 

Planning Commission to review the design concept plans at a public hearing prior to consideration 
of the final details review for project approval; and  

 
WHEREAS, on April 12, 2023, the Planning Commission reviewed the Concept design and 

adopted Resolution 2023-019-PC, with conditions; and  
 
WHEREAS, following the Concept hearing, the Owner decided not to move forward with 

the project as proposed and submitted a new Design Study application DA 23-221 (Mardani) for a 
second-story addition and detached garage in the front yard setback; and 

 
WHEREAS, on June 26, 2023, the Owner submitted Tree Permit application TR 23-215 

(Mardani) for the pruning of limbs on a significant Coast live oak tree located on the neighboring 
property to the west to accommodate the proposed second-story addition; and  

 

Attachment 1



Resolution No. 2024-XX-PC 
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WHEREAS, on August 10, 2023, the Forest & Beach Commission reviewed Tree Permit 
application TR 23-215 (Mardani) and continued the item to a date uncertain, pending review of 
the revised Design Study application by the Planning Commission; and  

 
WHEREAS, on November 8, 2023, the Planning Commission reviewed the revised Concept 

design for a second-story addition and denied the project; and  
 
WHEREAS, following the denial, the Owner requested that the previous Design Study 

application DS 21-376 (Mardani) for a one-story addition be reinstated; and 
 
WHEREAS, on January 23, 2024, the Owner submitted the current plans proposing a 333-

square-foot one-story addition and 230-square-foot detached garage in the front yard setback; 
and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040.B 

(Residential Track Two Design Study), the construction of new dwellings, rebuilds, and substantial 
alterations requires approval of a Residential Track Two Design Study by the Planning Commission; 
and 

 
WHEREAS, CMC Section 17.58.040.B, Step Two: Design Concept  Review, requires the 

Planning Commission to review the design concept plans at a public hearing prior to consideration 
of the final details review for project approval; and  

 
WHEREAS, a Coastal Development Permit is required in accordance with CMC 17.52.090 

(Coastal Development Permit Required) and will be considered at the Final Details hearing; and 
 
WHEREAS, on February 2, 2024, a notice of public hearing was published in the Carmel 

Pine Cone for the February 13, 2024, Planning Commission meeting in compliance with State law 
(California Government Code 65091) and mailed to owners of real property within a 300-foot 
radius of the project indicating the date and time of the public hearing; and 
 

WHEREAS, on or before February 3, 2024, the Owner posted the public notice on the 
project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before February 9, 2024, the meeting agenda was posted in three 

locations in compliance with State law, indicating the date and time of the public hearing; and 
  
WHEREAS, on February 13, 2024, the Planning Commission held a duly noticed public 

hearing to receive public testimony regarding the Application, including, without limitation, the 
information provided to the Planning Commission by City staff and through public testimony on 
the project; and 
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WHEREAS, this Resolution and its findings are made based upon the evidence presented 
to the Commission at the hearing date, including, without limitation, the staff report and 
attachments submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 
 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, 
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that 
certain projects be reviewed for environmental impacts and that environmental documents be 
prepared; and 

 
WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to 

section 15378 of the CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any 
permits or entitlements approving a project that would result in a direct or indirect physical change 
in the environment; and  
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-
The-Sea does hereby make the following findings and determinations regarding the Concept 
Design Study:  
 

FINDINGS REQUIRED FOR ACCEPTANCE OF THE CONCEPT DESIGN STUDY 
For each required finding listed below, the staff has indicated whether the application supports 
adopting the findings, either as proposed or with conditions. For all findings checked "no," the 
staff report discusses the issues to facilitate the Planning Commission’s decision-making. 
Findings checked "yes" may or may not be discussed in the report depending on the issues. 
CMC 17.64.080.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 and/or variances consistent with the zoning 
ordinance. 

✔ 
 

2. The project is consistent with the City’s design objectives for protecting and 
enhancing 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 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. 

✔   
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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 the 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. 

✔   

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.  

✔   

 
BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea 

does hereby ACCEPT the revised Concept Design Study (DS 21-376, Mardani) for a substantial 
alteration to an existing single-family residence, including demolition of more than 50 percent of 
the exterior walls, construction of a 333-square-foot one-story addition, construction of a 230-
square-foot detached garage in the front yard setback, and associated site improvements located 
on Ocean Avenue 4 northeast of Guadalupe Street (APN 010-033-011), subject to the following 
conditions: 
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Conditions for Concept Acceptance 
No.  
1.  Volume Study. Following acceptance of the Concept Design, the Applicant shall revise the 

plans to incorporate the Planning Commission’s recommendations/draft conditions, as 
applicable. Any revisions that may affect volume (changes in massing, heights, site 
planning, grading, etc.) shall be incorporated into the plans submitted for the volume 
study. The Applicant shall submit one full-size printed set of revised plans to the Planning 
Division to complete the volumetric study. Prior to scheduling the project for Final Details 
review, the project shall be found in compliance with volume standards. 

2.  Required Tree Planting. Following acceptance of the Concept Design and prior to the final 
details review, the Applicant shall submit a revised preliminary landscape plan to the 
Community Planning and Building Department that includes the size, species, and location 
of one upper canopy tree. 

3.  Tree Permit Required. Following acceptance of the Concept Design and prior to the final 
details review, the Applicant shall obtain approval from the City Forester or Forest & Beach 
Commission for the proposed removal of significant limbs on tree no. 5 OR remove the 
note on the plans. 

4.  Composite Side Yard Setback. Following acceptance of the Concept Design and prior to 
conducting the volume study, the Applicant shall increase the side yard setbacks at the 
front addition to achieve the minimum required composite setback of 7 feet. 

5.  Building Eaves within Side Setbacks. Following acceptance of the Concept Design and prior 
to the final details review, the Applicant shall submit revised plans to the Community 
Planning and Building Department that include an eave detail for those eaves within 2 feet 
of a property line. The eave shall be no more than 4 inches deep with solid blocking 
underneath. 

6.  Stone Wall in the Public Right-of-Way.  Following acceptance of the Concept Design and 
prior to the final details review, the Applicant shall submit revised plans to the Community 
Planning and Building Department that include a wall detail for the proposed stone wall in 
the public right-of-way for review and approval by the Public Works Department.  

7.  Driveway Width in Public Right of Way.  Following acceptance of the Concept Design and 
prior to the final details review, the Applicant shall submit revised plans to the Community 
Planning and Building Department that include a driveway width of no more than 14 feet 
as measured from the front property line to the street edge. A flare of a 30-inch radius is 
allowed at each side of the driveway at the street pavement edge connection. 

8.  Paint Color Sample. Prior to the final details review, the applicant shall submit a sample of 
Sherwin Williams (SW7021) “Shimple White” to the Community Planning and Building 
Department for review. 

 
PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 

CARMEL-BY-THE-SEA this 13th day of February 2024, by the following vote:  
 
AYES:   
 
NOES:   
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ABSENT:    
 
ABSTAIN:    
 
 
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young 
Chair      Planning Commission Secretary 
 

Attachment 1



DS 21-376 (Mardani) 
February 13, 2024 
Project Data Table 
Page 1 of 1 
 

PROJECT DATA FOR A 2,500 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 

Floor Area  1,125 SF (45%) 
   562 SF cottage 
   200 SF parking pad 
   762 SF Total 

   895 SF cottage 
   230 SF garage 
1,125 SF Total 

Site Coverage 247 SF/347 SF 1,065 SF    225.5 SF 
Trees (Upper/Lower) 3/1 0/1 1/1 

Ridge Height (1st/2nd) 18’/24’ 13.73’ / NA 
13.73’ (e) residence 
12.97’ (p) addition 

Plate Height (1st/2nd) 12’/18’   9.9’ / NA   9.9’ (e) residence 
  9.3’ (p) addition 

Setbacks Minimum Required Existing Proposed 

Front  15’ 36.95’ 36’-7” to residence 
  3’ to garage 

Composite Side Yard 7’ (25%) 6.2’ 6.7’ 

Side Yard 3’ 2.9’ NE corner 
3.3’ NW corner 

4’ north 
2.7’ south 

Rear 15’/3’* 30’ 15’ 
*The rear setback is three feet for those portions of structures less than 15 feet in height. 
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ARCHITECT

AZADEH MARDANI RESIDENCE

APN: 010-033-011-000

SINGLE-FAMILY HOME REMODEL/ADDITION

OWNER: AZADEH MARDANI

4 NE GUADALUPE CARMEL, CA 93923

Phone: (408) 826-9046

Email: azadehmardani1@yahoo.com

CIVIL ENGINEER

STRUCTURAL ENGINEER

SPECIAL SYSTEMS

R3/U
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INDEX OF DRAWINGS:

CODES:

USE AND OCCUPANCY:

CONSTRUCTION TYPE:

Issue:

Date:

Dwg File:

Drawn By:

Checked By:

Coordinating Professional:

Sheet Title:

Sheet Number:

These drawings & the designs here illustrated are the sole

property of NES Consultants, Inc. and may not be

reproduced in whole or in part without express written

permission.

SCALE:

PROJECT LOCATION

NTS

G.0

COVER SHEET

NP

NP

8/18/23

Permit Set 

4 NE

2022 IBC

PROJECT SITE

ZONING:

NES CONSULTANTS, INC.

Owner:

AZADEH MARDANI

1659 BRANHAM LN

SAN JOSE, CA 95118

(510) 962-2008

nhpham.structural@gmail.com

NES CONSULTANTS

408-826-9046

SCOPE OF WORK:

AZADEHMARDANI1@YAHOO.COM

G.0     PROJECT DATA, PARCEL MAP, SITE PHOTOS
G.1     SITE PLAN
G.2     PRELIMINARY SITE ASSESSMENT REPORT
G.3     TREE EVALUATION 1
G.4     TREE EVALUATION 2
D.1      DEMOLITION PLAN
A.1     EXIST AND PROPOSED FLOOR PLAN
A.2     EXIST AND PROPOSED ROOF PLAN
A.3     EXIST AND PROPOSED ELEVATIONS
A.4     ELECTRICAL PLAN
A.5     PROPOSED GARAGE PLAN
A.6     DOORS AND WINDOWS SCHEDULE
A.7     MATERIALS AND COLORS
C.1     GRADING PLAN
C.2     EROSION CONTROL PLAN
          CONSTRUCTION BEST MANAGEMENT PRACTICE
L.1     LANDSCAPING PLAN

1. HOME ADDITION AND REMODEL INCLUDES ADDING 63 SQFT FRONT ADDITION, AND 270 SQFT REAR ADDITION
2. ADD 230 SQFT DETACHED GARAGE.
3. ADD 15FT OF 4FT TALL FENCE AND APPROX. 16FT OF 6FT FENCE TO TIE IN EXISTING FENCE ON THE EAST SIDE.

BUILDING DATA:

OCCUPANCY CLASSIFICATION:   R-3/U
CONSTRUCTION CLASSIFICATION:   V-B
FIRE SPRINKLERS:   N
NUMBER OF STORIES:  2
MAX. EXIST BUILDING HEIGHT: 16'-0" (SINGLE STORY)
GROSS AREA OF LOT: 2,500 SQFT
GROSS AREA OF EXISTING RESIDENCE:    562 SQFT

      PARKING PAD:             200 SQFT
TOTAL EXISTING FLOOR AREA: 762 SQFT
(30.48% OUT OF TOTAL LOT AREA)

     
PROPOSED AREA :

FIRST FLOOR: 895 SQFT
          DETACHED  GARAGE: 230 SQFT
TOTAL PROPOSED FLOOR AREA:          1,125 SQFT

SITE COVERAGE:
EXISTING:

BACK PATIO           615  SQFT    IMPERMEABLE
RIGHT WALKWAY                  214 SQFT    IMPERMEABLE
FRONT STEPS                         22 SQFT    IMPERMEABLE
FRONT  PLANT BOX               12 SQFT    IMPERMEABLE
FRONT CONCRETE CURB       12 SQFT    IMPERMEABLE

    TOTAL EXIST:                              1,065 SQFT

PROPOSED:
RIGHT WALKWAY                 127.5 SQFT    IMPERMEABLE
GARAGE STAIR               23 SQFT    IMPERMEABLE
GARAGE FRONT 35.5 SQFT   IMPERMEABLE
FRONT  PLANT BOX                  9 SQFT    IMPERMEABLE
FRONT PEDESTAL                      2 SQFT    IMPERMEABLE
BACK YARD STAIRS               28.5 SQFT   IMPERMEABLE

TOTAL PROPOSED:                         225.5 SQFT

ALLOWABLE: 247 SQFT

                                                  

ALL WORK SHALL BE IN ACCORDANCE WITH
APPLICABLE LAWS, CODES AND REGULATORY
AGENCIES HAVING JURISDICTION, INCLUDING
BUT NOT LIMITED TO THE FOLLOWING:

2022 CALIFORNIA BUILDING CODE
2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA MECHANICAL CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA ENERGY CODE
2022 CALIFORNIA FIRE CODE
2022 CAL GREEN

BUILDING CODE:

SUITE F, PMB 109

1659 BRANHAM LN

SAN JOSE, CA 95118

(510) 962-2008

nhpham.structural@gmail.com

SUITE F, PMB 109
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CONSTRUCTION BEST MANAGEMENT PRACTICES (BMPs)
Construction Projects Are Required to Implement the Stormwater Best Management Practices (BMP) 

on this Page, as they Apply to Your Project, All Year Long.

Non-Hazardous Materials
q �Berm and cover stockpiles of 

sand, dirt or other construction 
material with tarps when rain is 
forecast or if not actively being 
used within 14 days.

q �Use (but don’t overuse) 
reclaimed water for dust 
control.

Hazardous Materials
q �Label all hazardous materials 

and hazardous wastes (such 
as pesticides, paints, thinners, 
solvents, fuel, oil, and 
antifreeze) in accordance with 
city, county, state and federal 
regulations.

q �Store hazardous materials 
and wastes in water tight 
containers, store in appropriate 
secondary containment, and 
cover them at the end of 
every work day or during 
wet weather or when rain is 
forecast.

q �Follow manufacturer’s 
application instructions for 
hazardous materials and be 
careful not to use more than 
necessary.  Do not apply 
chemicals outdoors when rain 
is forecast within 24 hours.

q �Arrange for appropriate 
disposal of all hazardous 
wastes.

Waste Management
q �Cover waste disposal 

containers securely with tarps 
at the end of every work day 
and during wet weather. 

q �Check waste disposal 
containers frequently for leaks 
and to make sure they are not 
overfilled.  Never hose down a 
dumpster on the construction 
site. 

q �Clean or replace portable 
toilets, and inspect them 
frequently for leaks and spills. 

q �Dispose of all wastes and 
debris properly. Recycle 
materials and wastes that can 
be recycled (such as asphalt, 
concrete, aggregate base 
materials, wood, gyp board, 
pipe, etc.)  

q �Dispose of liquid residues 
from paints, thinners, solvents, 
glues, and cleaning fluids as 
hazardous waste.

Construction Entrances and 
Perimeter
q �Establish and maintain 

effective perimeter controls 
and stabilize all construction 
entrances and exits to 
sufficiently control erosion and 
sediment discharges from site 
and tracking off site.

q �Sweep or vacuum any street 
tracking immediately and 
secure sediment source to 
prevent further tracking. Never 
hose down streets to clean up 
tracking.

MATERIALS  
& WASTE MANAGEMENT

Maintenance and Parking
q �Designate an area, fitted with 

appropriate BMPs, for vehicle 
and equipment parking and 
storage.

q �Perform major maintenance, 
repair jobs, and vehicle and 
equipment washing off site.

q �If refueling or vehicle 
maintenance must be done 
onsite, work in a bermed area 
away from storm drains and 
over a drip pan big enough 
to collect fluids.  Recycle or 
dispose of fluids as hazardous 
waste. 

q �If vehicle or equipment 
cleaning must be done onsite, 
clean with water only in a 
bermed area that will not allow 
rinse water to run into gutters, 
streets, storm drains, or surface 
waters.

q �Do not clean vehicle or 
equipment onsite using soaps, 
solvents, degreasers, steam 
cleaning equipment, etc.

Spill Prevention and Control 
q �Keep spill cleanup materials 

(rags, absorbents, etc.) 
available at the construction 
site at all times. 

q �Inspect vehicles and equipment 
frequently for and repair leaks 
promptly.  Use drip pans to 
catch leaks until repairs are 
made.

q �Clean up spills or leaks 
immediately and dispose of 
cleanup materials properly.  

q �Do not hose down surfaces 
where fluids have spilled. 
Use dry cleanup methods 
(absorbent materials, cat litter, 
and/or rags). 

q �Sweep up spilled dry materials 
immediately. Do not try to 
wash them away with water, or 
bury them. 

q �Clean up spills on dirt areas 
by digging up and properly 
disposing of contaminated soil.

q �Report significant spills 
immediately. You are required 
by law to report all significant 
releases of hazardous materials, 
including oil. To report a 
spill: 1) Dial 911 or your local 
emergency response number, 2) 
Call the Governor’s Office of 
Emergency Services Warning 
Center, (800) 852-7550 (24 
hours). 

EQUIPMENT  
MANAGEMENT & SPILL CONTROL

EARTHWORK &  
CONTAMINATED SOILS

PAVING/ASPHALT 
WORK

CONCRETE, GROUT & 
MORTAR APPLICATION

PAINTING & PAINT 
REMOVAL DEWATERING

LANDSCAPE 
MATERIALS

Erosion Control
q �Schedule grading and 

excavation work for dry 
weather only.

q �Stabilize all denuded areas, 
install and maintain temporary 
erosion controls (such as 
erosion control fabric or 
bonded fiber matrix) until 
vegetation is established.

q �Seed or plant vegetation for 
erosion control on slopes or 
where construction is not 
immediately planned. 

Sediment Control
q �Protect storm drain inlets, 

gutters, ditches, and drainage 
courses with appropriate 
BMPs, such as gravel bags, 
fiber rolls, berms, etc.

q �Prevent sediment from 
migrating offsite by installing 
and maintaining sediment 
controls, such as fiber rolls, silt 
fences, or sediment basins.

q �Keep excavated soil on the site 
where it will not collect into 
the street.

q �Transfer excavated materials to 
dump trucks on the site, not in 
the street.

q �Contaminated Soils
q �If any of the following 

conditions are observed, test for 
contamination and contact the 
Regional Water Quality Control 
Board:
• �Unusual soil conditions,

discoloration, or odor.
• Abandoned underground tanks
• Abandoned wells
• Buried barrels, debris, or trash.

q �Avoid paving and seal coating 
in wet weather, or when rain is 
forecast before fresh pavement 
will have time to cure.

q �Cover storm drain inlets and 
manholes when applying seal 
coat, tack coat, slurry seal, fog 
seal, etc.

q �Collect and recycle or 
appropriately dispose of excess 
abrasive gravel or sand.  Do 
NOT sweep or wash it into 
gutters.

q �Do not use water to wash 
down fresh asphalt concrete 
pavement.

Sawcutting & Asphalt/Concrete 
Removal
q �Completely cover or barricade 

storm drain inlets when saw 
cutting.  Use filter fabric, catch 
basin inlet filters, or gravel 
bags to keep slurry out of the 
storm drain system. 

q �Shovel, abosorb, or vacuum 
saw-cut slurry and dispose of 
all waste as soon as you are 
finished in one location or 
at the end of each work day 
(whichever is sooner!).

q �If sawcut slurry enters a catch 
basin, clean it up immediately. 

q �Store concrete, grout and mortar 
under cover, on pallets and away 
from drainage areas. These 
materials must never reach a 
storm drain. 

q �Wash out concrete equipment/
trucks offsite or in a contained 
area, so there is no discharge 
into the underlying soil or 
onto surrounding areas. Let 
concrete harden and dispose of 
as garbage. 

q �Collect the wash water from 
washing exposed aggregate 
concrete and remove it for 
appropriate disposal offsite.

Painting cleanup
q �Never clean brushes or rinse 

paint containers into a street, 
gutter, storm drain, or surface 
waters.

q �For water-based paints, paint 
out brushes to the extent 
possible. Rinse to the sanitary 
sewer once you have gained 
permission from the local 
wastewater treatment authority. 
Never pour paint down a drain.

q �For oil-based paints, paint out 
brushes to the extent possible 
and clean with thinner or 
solvent in a proper container. 
Filter and reuse thinners and 
solvents. Dispose of residue and 
unusable thinner/solvents as 
hazardous waste.

Paint Removal
q �Chemical paint stripping 

residue and chips and dust 
from marine paints or paints 
containing lead or tributyltin 
must be disposed of as 
hazardous waste.

q �Paint chips and dust from 
non-hazardous dry stripping 
and sand blasting may be swept 
up or collected in plastic drop 
cloths and disposed of as trash.

q �Effectively manage all run-on, 
all runoff within the site, and all 
runoff that discharges from the 
site. Divert run-on water from 
offsite away from all disturbed 
areas or otherwise ensure 
compliance. 

q �When dewatering, notify and 
obtain approval from the local 
municipality before discharging 
water to a street gutter or storm 
drain. Filtration or diversion 
through a basin, tank, or 
sediment trap may be required.

q �In areas of known 
contamination, testing is 
required prior to reuse or 
discharge of groundwater. 
Consult with the Engineer to 
determine whether testing is 
required and how to interpret 
results. Contaminated 
groundwater must be treated 
or hauled off-site for proper 
disposal.

q �Contain stockpiled landscaping 
materials by storing them under 
tarps when they are not actively 
being used. 

q �Stack erodible landscape 
material on pallets. Cover or 
store these materials when they 
are not actively being used or 
applied.

q �Discontinue application of any 
erodible landscape material 
within 2 days before a forecast 
rain event or during wet 
weather. 

STORM DRAIN POLLUTERS MAY BE LIABLE FOR FINES OF UP TO $10,000 PER DAY!

* �Adapted with permission from the San Mateo Countywide Water Pollution Prevention Program
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

DS 21-376 (Mardani)
Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Wed, Jan 31, 2024 at 5:02 PM
To: "Marnie R. Waffle" <mwaffle@ci.carmel.ca.us>

---------- Forwarded message ---------
From: Md Boyd <REDACTED>
Date: Wed, Jan 31, 2024 at 12:39 PM
Subject: DS 21-376 (Mardani)
To: Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Dear Marnie Waffle,

My 92-year-old mother, Nina D. Boyd, is the Trustee for the property on Sixth Avenue, 2 SW of Carpenter
Street, which shares a property line with the revised project proposal identified in the subject line. I've
recently discussed this revised project proposal with her.

Our family's property is on Sixth Avenue; however the main rooms of the house are oriented
toward the west and one of its primary features are the spectacular views to the west from the west
facing windows in the master bedroom, the kitchen, and the west facing living room window.
(please see attached pictures)

I’ll start my comments by saying it appears that the drawings of the revised proposal shows the rear addition
in the front of the property. This error makes the plans confusing to read and could lead to problems if they
are approved as-is.

We've been following all the revised proposals (10 total) associated with this property for 16 months and we
appreciate all the communications with you, the planning department staff, and the planning commissioners.

We also appreciate the Resolution that was approved by the Commission on April 12, 2023 (No. 2023-019-
PC) on this rear addition proposal that included 18 Recommendations/Draft Conditions.

In addition, we thank the Planning Commission for rejecting unanimously the second story addition on
November 8, 2023, which was submitted by the applicant as a replacement for the rear addition.

The spectacular views to the west and our enjoyment of the two magnificent oak trees (No. 4 and No. 5) that
provide breathtaking views as the sun sets and the sunlight gently filters through these beautiful oak trees
will still be significantly impacted by this rear addition proposal. (please see attached pictures)

To be more specific, our views, sunlight and air flow, although slightly diminished, will still be significantly
impacted by this proposal.

In my opinion, the spectacular double trunk oak tree (tree No. 4) across from our master bedroom window,
the kitchen window and the west facing living room window on the other side of this proposed project, is
one of the most beautiful oak trees in all of Carmel by the Sea.

Also, starting in the early afternoon, this proposed revised project will cast a large shadow over the main
portion of our house which stands less than 10 feet from the existing structure on the project site.

Lowering the roof of the rear addition about eight inches does not adequately address these concerns, nor
does it adequately address the concerns of the Commission regarding item number 18 of the April
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Resolution to "lower the rear addition and/or change/lower the roof form to mitigate impacts to the
northeast neighbor."

We commend Chair Commissioner Michael Lepage who at the April 12, 2023, hearing made a brilliant
recommendation for the applicant to "cut into the grade." The existing structure was cut into the grade but
unfortunately (as proposed) the rear addition will not.  

The drawings show an unusual transition in height from the front to the rear addition, due to the fact that the
front has been excavated and the land below the rear addition is not proposed for excavation.  If excavation
was required, the rear structure would be the same height as the front structure.  The applicant would still
have the same height rear addition, but it would be set lower which would provide some added protection to
our views, light and air flow.  

In addition, the excavation would allow the applicant more freedom to add the same number and style of
windows to the rear addition without the constraints the proposed addition presents due to its height.

In addition, item number 5 of the Resolution regarding Recommendations/Draft Conditions calls for the
applicant to "achieve a more human scale.” Cutting into the grade for the rear addition will allow the
applicant to achieve a more human scale.

We remain concerned about the possible impact to the root structure of the trees mentioned previously which
are in close proximity to the rear addition. However, I've been told by a staff member that if the applicant's
contractor used an air-spade to excavate for the rear addition, the root structures will be adequately
protected. 

Finally, as mentioned previously, the number of revised project proposals for this project now stands at 10,
starting on September 15, 2022, and the latest revised proposal was submitted on Jan 23, 2024. Reviewing
each of these proposals thoroughly has been very time consuming and has created a great deal of stress and
mental anguish for me and my family. 

Sincerely, 

Marc Boyd

3 attachments

Master Bedroom Window.jpg 
706K

kitchen window.jpg 
939K
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2023-019-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA ACCEPTING 

A CONCEPT DESIGN STUDY FOR A SUBSTANTIAL ALTERATION TO AN EXISTING SINGLE-FAMILY 
RESIDENCE, INCLUDING DEMOLITION OF MORE THAN 50 PERCENT OF THE EXTERIOR WALLS, 
CONSTRUCTION OF A 363-SQUARE-FOOT ADDITION, AND CONSTRUCTION OF A 200-SQUARE-

FOOT ATTACHED GARAGE LOCATED ON OCEAN AVENUE  
4 NORTHEAST OF GUADALUPE STREET  

APN 010-033-011 
 

WHEREAS, on October 29, 2021, Ngoc Pham, Engineer (“Applicant”) submitted an 
application on behalf of MARDANI SEYEDEH & MOSTAFAZADEH SHAHRAM (“Owners”) requesting 
approval of Track 2 Design Study application DS 21-376 (Mardani) described herein as 
(“Application”); and 

 
WHEREAS, the Application has been submitted for a 2,500-square-foot lot located on 

Ocean Avenue 4 northeast of Guadalupe Street in the Single-Family Residential (R-1) District (Block 
64, Lot 6); and  

 
WHEREAS, the Applicant proposes a substantial alteration to an existing single-family 

residence, including demolition of more than 50 percent of the exterior walls, construction of a 
363-square-foot addition, and construction of a 200-square-foot attached garage; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040 

(Residential Design Review), the construction of new dwellings, rebuilds, and substantial 
alterations requires approval of a Residential Track Two Design Study by the Planning Commission; 
and 

 
WHEREAS, CMC Section 17.58.040.B requires a design concept review by the Planning 

Commission at a public hearing prior to consideration of the final details review for project 
approval; and  

 
WHEREAS, a Coastal Development Permit is required in accordance with CMC 17.52.090 

(Coastal Development Permit Required) and will be considered at the Final Details hearing; and 
 
WHEREAS, on March 31, 2023, a notice of the April 12, 2023, public hearing was published 

in the Carmel Pine Cone in compliance with State law (California Government Code 65091) and 
mailed to owners of real property within a 300-foot radius of the project indicating the date and 
time of the public hearing; and  

 
WHEREAS, on or before April 2, 2023, the Applicant posted the public notice on the project 

site and hand-delivered a copy of the public notice to each property within a 100-foot radius of 
the project site indicating the date and time of the public hearing; and 
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Resolution No. 2023-019-PC 
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WHEREAS, on or before April 7, 2023, the meeting agenda was posted in three locations 

in compliance with State law indicating the date and time of the public hearing; and 
  
WHEREAS, on April 12, 2023, the Planning Commission held a duly noticed public hearing 

to receive public testimony regarding the Application, including, without limitation, the 
information provided to the Planning Commission by City staff and through public testimony on 
the project; and 

 
WHEREAS, this Resolution and its findings are made based upon the evidence presented 

to the Commission at the hearing date, including, without limitation, the staff report and 
attachments submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 
 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, 
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that 
certain projects be reviewed for environmental impacts and that environmental documents be 
prepared; and 

 
WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to 

section 15378 of the CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any 
permits or entitlements approving a project which would result in a direct or indirect physical 
change in the environment; and  
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-
The-Sea does hereby make the following findings and determinations regarding the Concept 
Design Study:  
 

FINDINGS REQUIRED FOR ACCEPTANCE OF THE CONCEPT DESIGN STUDY 
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues.  
CMC 17.64.080.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 and/or variances consistent with the zoning 
ordinance. 

✔ 
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2. The project is consistent with the City’s design objectives for the 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 restrained employment of offsets 
and appendages 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, and 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 nearby homes. 

 ✔ 

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 the 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 at least 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. 

✔   

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.  

✔   

 
BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea 

does hereby ACCEPT the Concept Design Study DS 21-376 (Mardani) for a substantial alteration to 
an existing single-family residence, including demolition of more than 50 percent of the exterior 
walls, construction of a 363-square-foot addition, and construction of a 200-square-foot attached 
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garage located on Ocean Avenue 4 northeast of Guadalupe Street in the Single-Family Residential 
(R-1) District (APN 010-033-011), subject to the following Recommendations/Draft Conditions: 
 

Recommendations/Draft Conditions 
No.   
1.  Tree No. 4 and 5 Structural Root Zone. Prior to the final details review, the applicant 

shall set back the rear addition to maintain a 10-foot setback from Tree No. 4 and 5 
or design a foundation that does not encroach into the structural root zone. 

✔ 

2.  Preliminary Landscape Plan. Prior to the final details review, the applicant shall 
submit a preliminary landscape plan for review by the Planning Division and City 
Forester identifying the size, species, and location of one upper canopy tree on the 
project site. 

✔ 

3.  Tree Application. Prior to the final details review, the applicant shall submit a tree 
application for the proposed removal of tree limbs. If the application requires review 
by the Forest & Beach Commission, the applicant shall obtain their approval prior to 
the final details review. 

✔ 

4.  Concrete Wall. Prior to the final details review, the applicant shall eliminate the 
proposed concrete wall located within the front yard setback on the west property 
line from the project plans. 

✔ 

5.  Human Scale. Prior to the final details review, the applicant shall reduce the plate 
and ridge heights of the garage and cottage to achieve a more human scale. 

✔ 

6.  Roof Sample. Prior to the final details review, the applicant shall submit a roof sample 
for review by the Planning Division. The color of the material should resemble a 
traditional wood roof. 

✔ 

7.  Elevation Datum. Prior to the final details review, the applicant shall revise the plans 
to include the following: 1) elevation datum at existing/final grade, 2) measurements 
of all plate and ridge heights from existing or final grade, whichever is more 
restrictive (not finish floor), and 3) elevation datum for all plate and ridge heights. 

✔ 

8.  Eave Dimensions. Prior to the final details review, the applicant shall revise the plans 
to include existing and proposed eave depths. Eaves greater than 18 inches shall be 
counted towards site coverage. 

✔ 

9.  Paint Color Sample. Prior to the final details review, the applicant shall provide a 
color paint sample for the proposed Dove Grey and Urbane Bronze. 

✔ 

10.  Window Material. Prior to the final details review, the applicant shall revise the plans 
to replace the proposed vinyl windows with an alternative appropriate material and 
submit the manufacturer’s information for the window material.  

✔ 

11.  Exterior Lighting Plan. Prior to the final details review, the applicant shall provide an 
exterior lighting plan identifying the location of all proposed exterior light fixtures. 

✔ 

12.  Rear Yard Retaining Walls. Prior to the final details review, the applicant shall 
eliminate all retaining walls within the structural root zone of tree no. 5 

✔ 

13.  Double Wood Gate and Pedestals. Prior to the final details review, the applicant shall 
revise the plans to shift the gate and pedestals to the north to maintain a minimum 
15-foot front setback. 

✔ 
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14.  Site Coverage. Prior to the final details review, the applicant shall provide existing 
and proposed site coverage information, including surface calculations for pervious 
and impervious coverage outside of the building footprint.  

✔ 

15.  Volume Study. Following acceptance of the Concept Design, the Applicant shall 
revise the plans to incorporate the Planning Commission’s recommendations/draft 
conditions, as applicable. Any revisions that may affect volume (changes in massing, 
heights, site planning, grading, etc.) shall be incorporated into the plans submitted 
for the volume study. The Applicant shall submit one full-size printed set of revised 
plans to the Planning Division for completion of the volumetric study. Prior to 
scheduling the project for Final Details review, the project shall be found in 
compliance with volume standards. 

✔ 

16.  Preliminary Grading Drainage Plan. Prior to the final details review, the applicant shall 
submit a preliminary stormwater management and drainage plan as required by the 
Residential Track 2 Design Study Submittal Process requirements and consistent 
with SOG 17-07. If grading is proposed, all areas of cut and fill and net import/export 
of grading volumes shall be provided.  

✔ 

17.  Construction Management Plan. Prior to the issuance of a building permit, the 
Applicant shall submit a Construction Management Plan for review and approval by 
the Community Planning & Building Director. 

✔ 

18.  Rear Addition Height and Roof Form. Prior to the final details review, the applicant 
shall lower the rear addition and/or change/lower the roof form to mitigate impacts 
to the northeast neighbor. 

✔ 

 
 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 12th day of April 2023, by the following vote:  
 
 
AYES:  BOLTON, DELVES, LEPAGE 
 
NOES:   ALLEN 
 
ABSENT:  LOCKE 
 
ABSTAIN:    
 
 
 
APPROVED:     ATTEST: 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young 
Chair      Planning Commission Secretary 
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               Diane Gorman, Trustee for the Lois R. Grant 
           Trust for the Benefit of Timothy J. Riordan 
       1881 N. Nash Street, Unit 1703 
       Arlington, VA 22209 
 
       February 6. 2024 

 
City of Carmel-by-the-Sea 
Planning Commission 
P.O. Box CC 
Carmel-by-the-Sea, CA 93901 
 
Re:  Planning Commission Applica�on Review DS 21-376 (revised 1-23-2024) 
       4 NE Guadalupe on Ocean Avenue, Carmel-by-the-Sea 
 
Dear Commissioners and Staff, 
 
I am wri�ng to you about the concerns that Tim Riordan and I have with respect to the applica�on 
submited to the City by the Seyedeh Mardani and Shahram Mostafazadeh to enlarge the structure at  
4 NE Guadalupe on Ocean Avenue.  For simplicity’s sake, we will refer to this property as the Mardani 
property. 
 
I do not understand why Mardani is insistent upon destroying access to a common driveway which has 
been amicably shared by all three cotages for over 50 years, since 1965.  Mardani is purposely pu�ng 
herself and her future tenants in danger.  Without the common driveway, she or her tenants will have to 
back out onto Ocean Avenue just below the stop sign at Carpenter Street and Ocean Avenue, at a point 
where cars are accelera�ng downhill on Ocean Avenue.  Backing out of this driveway at this point is both 
a safety hazard and an accident wai�ng to happen.  Cars backing out of the driveway have delayed 
visibility uphill, which also poses a hazard to downhill traffic.  The uphill traffic is also affected as the 
backing car swings into the uphill traffic lane as it posi�ons itself to turn downhill.  During its first visit to 
the property in April of 2023, the Planning Commission saw that removing this common driveway access 
would be hazardous and therefore, made it a condi�on for approval that Mardani remove a proposed 
stone wall that extended into the driveway as a condi�on for approval of the first applica�on.  Between 
the �me of withdrawal and now, reinstatement of this applica�on as their last applica�on was denied, 
the hazardous condi�ons have not changed. 
 
There is no reason why the proposed 4-foot front fence needs to extend into the driveway.  It can easily 
be moved back to span the distance between the side of the garage and the front end of the exis�ng 6-
foot fence between the Mardani and the Rice proper�es.  By moving the 4-foot fence back, the driveway 
can remain clear and open for the safety of all three cotages. 
 
Secondly, I understand that the City might be considering crea�ng a no-parking zone between the front 
property lines of the 3 cotages and the fence on Ocean Avenue.  With the common driveway in place for 
the safety of the occupants of the cotages, this will leave the Rice (center) property with no place to 
park.  All three proper�es currently use that area for parking in different spaces.  Where would residents 
of the Rice property park just to unload groceries?  It would be an unnecessary burden on the Rice 
property to make them have to find parking somewhere in the neighborhood when there is room in 
front of their cotage to park on city land that is not useful to the public.  I beg the City not to pursue 
pos�ng the adjacent right-of-way as “No Parking.” 
 
Thank you for your aten�on, 
Diane Gorman and Tim Riordan  
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      Diane Gorman, Trustee for the Lois R. Grant 
    Trust for the Benefit of Timothy J. Riordan 
1881 N. Nash Street, Unit 1703 
Arlington, VA 22209 

       February 6, 2024  
(March 30, 2023 leter updated and resubmited) 

 
City of Carmel-by-the-Sea 
Planning Commission 
P.O. Box CC 
Carmel-by-the-Sea, CA 93901 
 
Re:  Planning Commission Concept Review DS 21-376 
       4 NE Guadalupe on Ocean Avenue, Carmel-by-the-Sea 
 
Dear Commissioners and Staff, 
 
I am wri�ng to you about the concerns that Tim Riordan and I have with respect to the applica�on 
submited to the City by the Seyedeh Mardani and Shahram Mostafazadeh to enlarge the structure at  
4 NE Guadalupe on Ocean Avenue.  For simplicity’s sake, we will refer to this property as the Mardani 
property.  The plan, as submited, appears to block the driveway which has historically been used in 
common by the three proper�es: 2, 3, and 4 NE Guadalupe on Ocean Avenue.  This is a semi-circular 
driveway which is entered in a westbound direc�on, paralleling westbound traffic on Ocean Avenue.  Its 
entry point is on the Mardani property, passing through the Rice property at 3 NE Gaudalupe on Ocean 
Avenue, and exi�ng on the Riordan Property at 2 NE Guadalupe onto Ocean Avenue. 
 
The Riordan Property was purchased in 1988 by newlyweds Lois Riordan and Fred Grant.  At age 60, this 
was Lois’ first marriage and the small cotage presented itself as the perfect way to enjoy their mutual 
love for each other and for Carmel-by-the-Sea.  When purchased, the driveway common to all three 
proper�es provided ingress and egress to the property with parking spaces situated on each of the three 
proper�es so as not to obstruct the driveway.  Le� through their trust to Lois’ nephew, Timothy J. 
Riordan, Tim is now the permanent resident of the property. 
 
Tim daily uses the common driveway to safely access and leave his property.  Tim’s car enters the upper 
por�on of the driveway on the Mardani property from the westbound flow of traffic on Ocean Avenue 
and drives through the Rice property to park on his own property.  His car leaves via the lower por�on of 
the driveway, which is on his property, safely entering the downhill westerly flow of traffic on Ocean 
Avenue.  The re-entry onto Ocean Avenue can be challenging, especially as heavy weekend traffic heads 
into the beau�ful downtown and beach that Carmel offers.  By being able to head out of the driveway, 
he has greater visibility and maneuverability to meld into westbound traffic than he would were he 
backing out into Ocean Avenue.  If he needs to travel east on Ocean Avenue, he turns right at 
Guadalupe, going around the block to Carpenter Street where he can use the stop sign at Ocean Avenue 
to safely turn le�. 
 
The problem is the posi�on of the three proper�es on Ocean Avenue.  They lie a few yards downhill from 
the stop sign at Carpenter Street and Ocean Avenue.  Cars accelerate away from the stop sign and gain 
speed as they drive downhill past these three proper�es.  The unnecessary addi�on of three driveways 
whose cars will be forced to back out into accelera�ng downhill traffic on Ocean Avenue poses a traffic 
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hazard to both the residents of the three proper�es and the on-coming traffic.  The process of backing 
into Ocean Avenue traffic affords delayed visibility up the hill into on-coming traffic for the resident and 
last-minute visibility of the movement of the backing car for the downhill driver.  Traffic coming uphill 
from Guadalupe will also be encumbered as the cars back out far enough to make the le�ward forward 
turn to join the downhill traffic.  Visibility for Ocean Avenue traffic in both direc�ons as well as for the 
backing residents makes this a dangerous loca�on to force the installa�on of three driveways where the 
safe alterna�ve of the exis�ng driveway is in place. 
 
Please consider the danger that three new driveways backing out onto this part of Ocean Avenue would 
pose when evalua�ng the impact of any Mardani plan for expansion which would block the current and 
historically common driveway which allows all three proper�es to head out into westbound traffic more 
safely with greater visibility and maneuverability. 
 
Thank you for your aten�on, 
Diane Gorman and Tim Riordan 

Attachment 7



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

Revised Project Plans Available Online


Terry Hallock <terry.hallock@gmail.com> Mon, Jan 29, 2024 at 5:11 PM
To: "Marnie R. Waffle" <mwaffle@ci.carmel.ca.us>

Marnie, the garage continues to be a concern as Ms. Mardani continues to alter her plans, grow the size, and insert a 4
foot wall that extends out into the common driveway.  The garage is an obstacle for all residents of the three-unit complex.
All parties will need to exercise extreme caution when entering the north end of the complex, with the side of the garage
only inches from the driveway path.  And Ms. Mardani has the added complexity of no visual access to the east when she
backs out of the garage, potentially onto Ocean Avenue.  The property slopes to the west from her eastern boundary. 
With the large white house, stone wall, hedges, and general slope in the visual screen, there is little opportunity to see
traffic from the east.  AND heaven help her if she wants to proceed east, requiring backing over both lanes of Ocean
Avenue.  For the safety of all residents and all visitors who might be traveling on Ocean Avenue the moment Ms. Mardani
leaves her garage, the garage needs to be removed from the plans.  I have not mentioned the occasion that Ms.
Mardani's garage is full of stuff, requiring her to park her vehicle in front of one of the other cottages, or in one of their
spaces as parking in front of her garage will be blocking the entire driveway and, potentially, part of Ocean Avenue.

Thank you.

Terry Hallock
[Quoted text hidden]
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED BY: Evan Kort, Associate Planner 

APPROVED BY: Brandon Swanson, Director of Community Planning & Building 

SUBJECT:

DS 23-171 (Das): Consideration of a Concept Design Study and Lot Merger for the demolition of an existing
2,301-square-foot one-story, single-family residence with a 479-square-foot attached garage with 464-square-
foot second-floor guesthouse, as well as 192 square feet of accessory structures, and construction of a new
2,466-square-foot one-story, single family residence with a 478-square-foot detached garage located at the
northeast corner of Sterling Way and Perry Newberry Way in the Single-Family Residential (R-1) District. APN:
009-162-025-000.
 

Application: DS 23-171 (Das) APN: 009-162-025-000 
Block:3B Lot:5 & 6 
Location: Northeast corner of Sterling Way and Perry Newberry Way
Applicant:Anatoly Ostretsov, Architect Property Owner: Tony Das

Executive Summary:
The applicant is requesting approval of a Concept Design Study for the demolition of a single story single-family residence and
reconstruction of a new one-story single-family residence and attached garage. An associated lot merger application was also
submitted as part of this application.  

Staff has not identified any adverse privacy or view impacts, or impacts regarding the mass and bulk of the property.  The primary
issues addressed within the report are the maintenance of an existing non-conforming building wall and encroachments within the
right-of-way. 

Recommendation:
Adopt a Resolution (Attachment 1) accepting a Concept Design Study for the demolition of an existing 2,301-square-foot one-
story, single-family residence with a 479-square-foot attached garage with 464-square-foot second-floor guesthouse, as well as
192 square feet of accessory structures, and construction of a new 2,466-square-foot one-story, single family residence with a 478-
square-foot detached garage located at the northeast corner of Sterling Way and Perry Newberry Way in the Single-Family
Residential (R-1) District, APN: 009-162-025-000.

Background and Project Description:
The project site is an 8,480 square-foot building site developed with an existing 2,301-square-foot one-story, single-family
residence with a 479-square-foot attached garage with 464-square-foot second-floor guesthouse, as well as 192 square feet of
accessory structures
 
The existing one story residence is finished primarily with horizontal wood siding with hipped composition shingle roof forms
throughout. The applicant is proposing to demolish more than 50% of the existing building walls, which is defined as a demolition in
the municipal code, and rebuild a new one-story 2,466 square foot single family residence with a 478 square foot attached garage.
Staff notes the applicant has indicated that only 47% of linear feet of exterior walls are proposed for removal, however, staff does
not concur with this assessment as “the nonconforming portions of any wall is counted as removed or taken down, even when
retention of these portions is proposed” (CMC 17.70 - Demolition) which was not taken into consideration by the applicant in



retention of these portions is proposed” (CMC 17.70 - Demolition) which was not taken into consideration by the applicant in
preparing this calculation and therefore the length of wall  counted as “demolished” would exceed the 50% even though some
portions are proposed to remain. The linear wall calculation also did not appear to take into consideration the wall length of the
second floor of the garage -only the first floor. 

The applicant is proposing to retain a section of non-conforming wall located within the front setback, however, despite the feature
being physically retained, it is considered to be demolished which determines whether the structure meets the definition of a
demolition. 

The applicant is also proposing an 791 square foot detached accessory dwelling unit (ADU).  The square footage of the ADU was
not included in the square footage for the new residence, as described above, or the proposed total square footage of the new
residence, however, has been described herein as reference as the ADU is shown on the project plans (Attachment 3). The
resulting square footage of the site, including the ADU, is 3,735 square feet.  

In accordance with Gov. Code, § 65852.2 (emphasis added in bold), “A permit application for an accessory dwelling unit or a junior
accessory dwelling unit shall be considered and approved ministerially without discretionary review or a hearing…. If the permit
application to create an accessory dwelling unit or a junior accessory dwelling unit is submitted with a permit application to create a
new single-family dwelling on the lot, the permitting agency may delay acting on the permit application for the accessory dwelling
unit or the junior accessory dwelling unit until the permitting agency acts on the permit application to create the new single-family
dwelling, but the application to create the accessory dwelling unit or junior accessory dwelling unit shall be considered without
discretionary review or hearing.” As such, the ADU shall not be discussed at this hearing and is only described above for
reference.  Questions regarding the ADU can be directed to the Community Planning and Building Department staff outside of the
public hearing. 

The primary purpose of this conceptual review 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 will use direction
from this concept review to work with the applicant on a final design that will ultimately be brought back to the Planning Commission
for consideration and decision which will include the consideration of a Coastal Development Permit.

Staff Analysis:
Lot Merger:
 The applicant has requested to merge lots 5 & 6 of block 3B in accordance with CMC 17.10.040.B.2, Other Owner-Initiated
Mergers. Per CMC, 17.10.040.B.2, The City encourages the merger of small lots into larger lots to promote diversity in design and
housing size and to preserve open space. Two or more contiguous lots of record, each of which would individually meet the
standards for development as a building site, may be merged through the filing of a voluntary merger request by the owner(s).
By merging the two lots, an increase in base floor area and exterior volume of 3% becomes available, an incentive which the
applicant has chosen to utilize for the proposed development. By merging the two lots, the project site becomes a single 8,480
square foot lot. Typically, an 8,480 square foot building site is permitted 3,056 square feet of base floor area, however, with the lot
merger incentive, the base floor area allowed is increased by 3% to 3,310 square feet of base floor area. An additional amount of
site coverage becomes available for the site (an addition 2.5%, up to 1,036 square feet total) provided the site complies with the
recommended tree density standards (discussed below). 
As the lot merger is directly associated with this project, the Lot Merger will be required to be recorded with the Monterey County
Recorder prior to issuance of a building permit as a Condition of Approval of the final project approval.  
Nonconforming Status: 
The applicant is proposing to maintain an existing non-conforming portion of the building that is located within the front setback.  In
previous discussion with the applicant, and based on past practice, staff was comfortable with the applicant maintaining the nonconforming
building element despite the extensive demolition work to the site provided the structural wall (including wall framing remains). The
applicant had acknowledged this requirement in an October 2023 email to staff, as noted below. 
From October 2023 email correspondence between applicant and staff: 

Applicant: We discussed it with the owner and confirmed that the existing non-conforming wall will remain (wall
framing). We will make a written statement on the cover sheet. Our intent is to use (e) framing as much as possible to
make this project cost effective. We also discussed the roof framing with a structural engineer. We will need to take
the roof sheathing out, install 2x8 (or 2x10) roof rafters in order to support clay tile roofing (heavier than asphalt
shingles). The new rafters will be placed on (e) top plate and "sister" (e) 2x6 rafters. It will result in 2" to 4" height
increase (depends on structural calculations for load). Hopefully you accept it as a necessary reinforcement per
building code requirements.

The written statement was not provided aside from this note above but the requirement has been included as Condition of Approval
for Concept Acceptance #2. 
As noted in the project description section of this report, the proposed project would constitute a demolition based on the zoning
code’s definition of demolition as more than 50% of the exterior walls are proposed for demolition. For this project, a portion of the
building is non-conforming as there is a building located within the front setback. 
While in the past, the Commission has authorized preservation of non-conforming building walls when demolition or substantial
alteration is proposed, in light of recent direction by the Commission, the Commission may be inclined to reconsider their past



alteration is proposed, in light of recent direction by the Commission, the Commission may be inclined to reconsider their past
policy direction and further re-evaluate how non-conformities are treated when alterations are proposed.  

CMC 17.52.060 Duties and Powers of the Planning Commission
F. To interpret the meaning and intent of the City’s land use code.

Staff is seeking feedback from the Commission as to whether retaining a nonconforming wall in the front yard setback is
appropriate when the project meets the definition of a demolition (e.g. removal of more than 50 percent of the exterior walls) 
maintenance and alteration of the nonconforming wall located in the front setback can be maintained. Based on past approvals and
consideration by the Commission, staff has prepared a resolution for Concept acceptance, however, the commission may with to
continue the application or direct the applicant to bring the nonconforming wall into compliance based on the commission’s
interpretation evaluation of the land use code and how nonconformities are assessed when demolition is proposed.  
If the commission finds the project, the subject wall located in the setback is required to maintain its existing structural wall framing,
as indicated by the applicant. Should the wall be demolished, the subject wall will need to be brought into compliance with the
appropriate setback requirements. New building walls (exterior wall framing) shall not be permitted within the setback.  

CMC 17.36.030.A: A lawful nonconforming structure may be maintained, repaired, or altered as long as such
maintenance, repair, or alteration does not increase the nonconformity and all work performed conforms to all of the
requirements of this chapter. 
CMC 17.36.030.B: Alterations, repairs or remodeling that enlarge, extend or increase a nonconforming feature of a
building shall be prohibited, except [as allowed for historic resources].
CMC 17.36.040.D: The demolition of any nonconforming building or structure shall require that all new construction
on the site meet all requirements for new buildings and structures.
CMC 17.36.040.E: The substantial alteration of any nonconforming building or structure, that includes removal of any
nonconforming building element or structural element, shall require correction of that specific nonconforming building
element or structural element in conformance with all requirements for new construction. The removed nonconformity
shall not be rebuilt or reestablished at that location on the site or elsewhere on the site.
CMC 17.70 - Definitions
Alteration. Any change, addition, or modification of any of the supporting members of a structure, such as bearing
walls, columns, beams or girders, that changes the exterior architectural appearance or materials of a structure or
object. “Alteration” includes changes in exterior surfaces, changes in materials, additions, remodels, demolitions, and
relocation of buildings or structures but excludes ordinary maintenance and repairs.

Demolition. The act of reconstructing, removing, taking down or destroying all or portions of an existing building or
structure, or making extensive repairs or modifications to an existing building or structure, if such changes involve

removal or replacement of 50 percent or more of both the structural framing and cladding or of the exterior walls within
a 24-month period. When determining whether a building or structure is demolished, the following applies:

A. The nonconforming portions of any wall is counted as removed or taken down, even when retention of these
portions is proposed.

B. Any continuous run of remaining exterior wall surfaces measuring 10 feet or less in length are counted as
removed or replaced.

Reconstruction. The act or process of reproducing by new construction the exact form and detail of a vanished
building, structure, or object, or a part thereof, as it appeared at a specific period of time.

Figure 1. Partial proposed floor plan.  Area within front setback highlighted on top right of figure. 



Figure 2. Proposed front elevation from Perry Newberry. Elevation within front setback.

Figure 3. Existing front elevation from Perry Newberry. Elevation within front setback.

Figure 4. Existing and proposed elevations overlaid. Gray background shows proposed elevation; Orange foreground is existing
elevation. Red box shows portion of elevation within front setback.

 
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.
Residential Design Guidelines 1.5 through 1.7  discuss the characteristics of the Right-of-Way. 
The site contains 15 trees split between the project site and immediate adjacent right-of-way (6 trees on-site; 9 in right-of-way).  Of
the trees located on the site, only two are rated significant and the remaining are not significant.  The right-of-way trees are a mix of
significant, moderately significant, and non-significant trees.  The Forester reviewed the project and did not recommend any
additional tree planning for the site.  The applicant is proposing to remove one non-significant 7” tree (located on the site), the
species of which was not noted in the preliminary site assessment. All other trees are proposed to remain and be protected.
As the site is over 8,000 square feet, the recommended tree density is required to be determined by the Forest and Beach
Commission (CMC 17.48.080.A.2).  Condition of Approval for concept acceptance #3 has been included stating “prior to
scheduling for Final Details Review, the project shall be reviewed by the Forest and Beach Commission to determine the
appropriate number of upper and lower canopy trees for the site and the additional planting requirement, if any. Any additional
required new trees shall be incorporated into the revised plans submitted to the Community Planning and Building Department for
Final Details Review. The size, species, and locations shall be clearly indicated in the plans and are subject to approval of the
Forest and Beach Commission and/or the City Forester as appropriate.”
The tree density (to be determined by the Forest and Beach Commission) is also directly associated with the allowable site
coverage as “up to 2.5 percent of additional site coverage is allowed if the site complies with the City’s tree density standards”
(CMC 17.10.040.B.2.c). Provided the site is able to comply with the density established by the Forest and Beach Commission, the



(CMC 17.10.040.B.2.c). Provided the site is able to comply with the density established by the Forest and Beach Commission, the
site would be eligible for bonus site coverage (summary below).
Lot Merger Site Coverage Summary:

Max allowable Site Coverage if tree density (established by FBC) is met: 1,036 sf

Max allowable Site Coverage if tree density (established by FBC) is not met: 1,011 sf

Should the applicant elect to not take advantage of the lot coverage lot coverage bonus (1,017 sf currently proposed), the tree
density is still required to be determined by the Forest and Beach Commission in order to make the appropriate determination for

number of trees on-site which is considered as part of Concept Finding #2.  As conditioned, the project would meet this finding
(Concept Finding #2). 
The subject site maintains substantial right-of-way encroachments for which no encroachment permit is currently on-file. Residential
Design Guideline 1.5 states: “Maintain and enhance the informal, vegetated, open space character of the right-of-way.” The
municipal code also requires that nonconforming existing encroachment be abated prior to building permit issuance (CMC
12.08.125). 
Staff has provided direction to the applicant to note on the plans that the nonconforming encroachments shall be abated to which
the applicant has been unresponsive.  In addition to maintaining the encroachments, the applicant has also proposed alterations to
the encroachments which would qualify as new construction and not be permitted as this work is not located on the subject
property. 
CMC 17.34.070.B.4 states, “Paving, gravel, boulders, logs, timbers, planters or other above-ground encroachments are prohibited,
except paving for driveways. Pathways paved only with decomposed paved only with decomposed granite or other soil materials
made of soil materials are permitted.”
An encroachment is also defined in CMC 12.08, Encroachments, as “any excavation, structure or object, temporary or permanent,
upon, over, or under any City property or public right-of-way, except driveways which are addressed in Chapter 12.24 CMC.”
Staff discussed removal of the subject encroachment with the Public Works Superintendent who found that the wall served no
purse other than providing a flow line which could be reestablished by providing rolled asphalt berm which is the typical drainage
characteristic of the city and is supported by Residential Design Guideline 2.3. 

Figure 5. Proposed site plan. Yellow highlight shows existing wall/fence in right-of-way. Orange highlight shows proposed
wall/alterations (new construction) in right-of-way.

 



Figure 6. Existing right-of-way.  Subject encroachment is lower wall. Property line is located at upper wall terrace (refer to Figure 5).
As such, staff has included Condition of Approval for concept acceptance #4 stating that prior to scheduling for final details review,
the applicant shall revise the proposed plans so the existing right-of-way encroachments are proposed for removal as part of the
project, as well as a right-of-way improvement plan (ex. landscaping) be included in the submittal to be reviewed at the Final Details
Hearing.  
As conditioned, the project is consistent with the Design Guidelines pertaining to the forest character and complies with the
Residential Design Guidelines for Forest Character and meets Concept Phase Approval Findings #2, and #7 pertaining to the
protection and enhancement of the urbanized forest (CMC 17.64.080).
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 adverse privacy or view impacts associated with the project. The one-story form minimizes the potential
for privacy and view impacts and the majority of the windows face the street or toward the interior of the site. At the time of writing
this report, staff has not received any correspondence from neighbors stating privacy or view impacts. 

As proposed, the project complies with the Residential Design Guidelines pertaining to privacy and views and meets Concept
Phase Approval Findings #5 pertaining to maintaining a reasonable amount of solar access and reasonable privacy to adjoining
sites (CMC 17.64.080).

Mass/Bulk and Building/Roof Form: 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.  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 building is primarily proposed to maintain its existing U-shape and is generally proposed to be re-constructed on the same
footprint while being expanded and enlarged to accommodate the new construction. The heights comply with the height limits
throughout and is proposed to a maximum height of 15’6” whereas 18’ is allowed and the plate heights vary between approximately
8’9” to 12’ where 12’ is allowed.  The primary dwelling and garage are proposed to be 2,944 square feet total where 3,310 square
feet are permitted (with lot merger incentive granted). The roof is comprised to a combination of hipped and gabled roof forms
pitched at 4:12 throughout. The eaves will vary between 6” and 12” and will have painted galvanized half round gutters with round
downspouts. 

Other Project Components:
Staff recommends that acceptance of a Concept Design Study be found to be “not a project” pursuant to section 15378 of the
CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any permits or entitlements approving a project which
would result in a direct or indirect physical change in the environment.   CEQA analysis and determination of exemption status will
be done as part of the Final Design Study hearing.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 - Project Data Table
Attachment 3 - Project Plans
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PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA ACCEPTING A 
CONCEPT DESIGN STUDY FOR THE DEMOLITION OF AN EXISTING 2,301-SQUARE-FOOT ONE-STORY, 

SINGLE-FAMILY RESIDENCE WITH A 479-SQUARE-FOOT ATTACHED GARAGE WITH 464-SQUARE-FOOT 
SECOND-FLOOR GUESTHOUSE, AS WELL AS 192 SQUARE FEET OF ACCESSORY STRUCTURES, AND 

CONSTRUCTION OF A NEW 2,466-SQUARE-FOOT ONE-STORY, SINGLE FAMILY RESIDENCE WITH A 478-
SQUARE-FOOT DETACHED GARAGE LOCATED AT THE NORTHEAST CORNER OF STERLING WAY AND 

PERRY NEWBERRY WAY IN THE SINGLE-FAMILY RESIDENTIAL (R-1) DISTRICT, APN: 009-162-025-000. 

 
WHEREAS, June 19, 2023, Anatoly Ostretsov (“Applicant”) submitted an application on behalf of 

Tony Das (“Owner”) requesting approval of Track 2 Design Study application DS 23-171 (Das) described 
herein as (“Application”); and 

 
WHEREAS, the Application has been submitted for a 8,480-square-foot lot located at the 

northeast corner of Sterling Way & Perry Newberry Way in the Single-Family Residential (R-1) Zoning 
District; and  

 
WHEREAS, an associated Lot Merger Application (LM 23-172, Das) was submitted by the applicant 

and shall be considered concurrently with the Design Study Application; and  

 
WHEREAS, the Applicant is proposing the demolition of a single-family residence and 

reconstruction of a new one-story single-family residence and attached garage; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040 (Residential 

Design Review), the construction of new dwellings, rebuilds, and substantial alterations requires approval 
of a Residential Track Two Design Study by the Planning Commission; and 

 
WHEREAS, CMC 17.58.040.B.2 requires a Design Concept Review prior to consideration of the 

Final Details Review for project approval; and 

 
WHEREAS, a Coastal Development Permit is required for the project in accordance with CMC 

17.52.090 and will be considered at the Final Details hearing; and 

 
WHEREAS, on February 2, 2024, a notice of the public hearing scheduled for February 13, 2024, 

was published in the Carmel Pine Cone in compliance with State law (California Government Code 65091) 
and mailed to owners of real property within a 300-foot radius of the project indicating the date and time 
of the public hearing; and  

 
WHEREAS, on or before February 3, 2024, the Applicant posted the public notice on the project 

site and hand-delivered a copy of the public notice to each property within a 100-foot radius of the project 
site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before February 10, 2024, the meeting agenda was posted in three locations in 

compliance with State law indicating the date and time of the public hearing; and  
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WHEREAS, on February 13, 2024, the Planning Commission held a duly noticed public hearing to 

receive public testimony regarding the combined concept and final design study, including, without 
limitation, the information provided to the Planning Commission by City staff and through public 
testimony on the project; and  

 
WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 21000, 

et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the 
“CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that certain projects be 
reviewed for environmental impacts and that environmental documents be prepared; and 

 
WHEREAS, acceptance of a Concept Design Study is “not a project” pursuant to section 

15378 of the CEQA Guidelines. Acceptance of a Concept Design Study does not grant any permits or 
entitlements approving a project which would result in a direct or indirect physical change in the 
environment. CEQA analysis and determination of exemption status will be done as part of the Final 
Design Study hearing; and 

 
WHEREAS, this Resolution and its findings are made based upon the evidence presented to the 

Commission at the hearing date, including, without limitation, the staff report and attachments submitted 
by the Community Planning and Building Department; and 

 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 

 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated herein by 
reference.  

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-By-The-

Sea does hereby make the following findings and determinations regarding the Concept Design Study:  

 

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 17.64.080.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 

✔ 
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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. 

✔ 
 

  
BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea does 

hereby ACCEPT a Concept Design Study for the demolition of an existing 2,301-square-foot one-story, 
single-family residence with a 479-square-foot attached garage with 464-square-foot second-floor 
guesthouse, as well as 192 square feet of accessory structures, and construction of a new 2,466-square-
foot one-story, single family residence with a 478-square-foot detached garage located at the northeast 
corner of Sterling Way and Perry Newberry Way in the Single-Family Residential (R-1) District, APN: 009-
162-025-000, subject to the conditions listed below: 

 

CONDITIONS FOR CONCEPT ACCEPTANCE 

No. 
 

1.  Volume Study. The required Volumetric Study shall be successfully completed prior to scheduling 
for Final Details Review. The applicant shall provide one full size printed set of plans following 
Concept Hearing to the Community Planning and Building Department as part of the required 
Volume Study. Any additional changes required by the Planning Commission at the Concept 
Hearing that would affect volume (changes in massing, heights, site planning, grading, etc) shall 
be incorporated into the plans submitted for the volume study. 

2.  Nonconforming Building Description. Prior to scheduling for Final Details Review, the applicant 
shall provide a detailed written description to the Community Planning and Building Department 
outlining how the nonconforming portions of the building located in the front setback are 
proposed to remain and not be demolished through construction. 

3.  Forest and Beach Commission/Tree Density. Prior to scheduling for Final Details Review, the 
project shall be reviewed by the Forest and Beach Commission to determine the appropriate 
number of upper and lower canopy trees for the site and the additional planting requirement, if 
any. Any additional required new trees shall be incorporated into the revised plans submitted to 
the Community Planning and Building Department for Final Details Review. The size, species, and 
locations shall be clearly indicated in the plans and are subject to approval of the Forest and 
Beach Commission and/or the City Forester as appropriate. 
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4.  Right-of-Way Encroachments. Prior to scheduling for Final Details review, the revised plans shall 
be submitted to the Community Planning and Building Department that indicate all existing right-
of-way encroachments shall be removed as part of the project, as well as a right-of-way 
improvement plan (ex. landscaping), as appropriate.  

 

 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-
BY-THE-SEA this 13th day of February 2024, by the following vote:  

 

AYES:   

 
NOES:   

 
ABSENT:    

 
ABSTAIN:    

 

APPROVED:    ATTEST: 

 

 

 

_________________________  _________________________ 
Michael LePage    Leah Young 
Chair     Planning Commission Secretary 
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PROJECT DATA FOR AN 8,480 SQUARE FOOT SITE* 
Single Family Residence (SFR) 

Site Considerations Allowed Existing Proposed 

Floor Area* 3,310 (39%) 1,285 SF  
2,944 SF without ADU 
3,735 SF with proposed ADU 

Site Coverage* 1,036 SF 2,203 SF 1,017 SF  

Trees (Upper/Lower) TBD by FBC 0/4 TBD 

Ridge Height (1st/2nd) 
18’/24’  
 

14’8”/20’1” 15’6” 

Plate Height (1st/2nd) 12’/18’ Not provided 12’ 

Setbacks Minimum Required Existing Proposed 

Front  15’ 7’2” 7’2” 

Composite Side Yard 10’ (25%) 20’10” 20’2” 

Side Yard 3’ 5’ 5’ 

Street Side Yard 5’ 15’10” 15’10 

Rear 15’/3’** 33’ 33’ 

*   Assumed Lot Merger Bonuses Granted Pursuant to CMC 17.10.040.B.2 
**The rear setback is three feet for those portions of structures less than 15 feet in height. 
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Dear Chair LePage and Planning Commissioners:

I. Introduction

My name is Cathryn Carlson.  Together with my sister, I am the owner of the house on the corner of 
Ocean & Carpenter (APN# 033-006-000) adjacent to Ms. Mardani’s property on her east side. My 
family has owned our home in Carmel for the past 45 years. 

Ms. Mardani purchased her property in 2021 – a little over 2 years ago.  Since then, she has been 
endeavoring to expand her small, non-conforming 562 sq ft cottage which sits on a small, non-
conforming 2500 sq ft lot; I have received and reviewed 12 different sets of plans so far outlining 12 
different iterations of her project. While I note that Marnie Waffle, in her Staff Report, mentions 
that the plans for the concept design currently under review were submitted on November 28, 2023, 
I first received them myself from the City on January 19, 2024. I then received yet another set of 
plans, the latest final revised version, on January 29, 2024. I agree with Marc Boyd that the review of 
each of these proposals has been very time consuming and has created a great deal of stress and 
mental anguish for Ms. Mardani’s neighbors, so much so that her previous direct neighbor to the 
west, Mr. Cass, decided to sell his newly renovated property and move elsewhere.

While I recognize the right that Ms. Mardani may have to expand her cottage to her liking, she must 
do so in accordance with the rules and regulations enshrined in the Carmel Municipal Code and the 
Carmel Residential Design Guidelines. 

I have made it a point to carefully study the CMC regarding this project.  For example, I brought up 
the question of whether Ms. Mardani’s property actually meets the definition of a legal building site 
six months before it was finally addressed by the City, for the first time, directly in the Staff Report 
for the Planning Commission meeting on April 12th.  This issue is again mentioned in the current Staff 
Report which leads me to believe that it must deserve some consideration.  And yet, the City chose 
not to answer me directly when I brought this issue to their attention. Rather they addressed it only 
a few days before the Planning Commission meeting in the Staff Report itself.  Such last-minute 
actions/reactions on the part of the City make it difficult for concerned citizens, such as myself and 
my neighbors, to understand the City’s position in a timely manner. 

I did not voice any objections (other than my question as to whether her property actually qualifies 
as a legal building site) to Ms. Mardani’s one-story plan with the attached garage given that it was 
not made clear, by either Ms. Mardani herself or by the Planning and Building Department, that her 
existing cottage is nonconforming in terms of the setback requirements. At the time the one-story 
plan was put forward and conditionally approved by the Planning Commission, it erroneously 
portrayed a 3-foot setback on the east side bordering my property and a 4-6 foot setback on the 
west side. This misrepresentation was not picked up by the Planning and Building Department.  If 
Ms. Mardani chooses to progress the present plan, I would, now that this error has been brought to 
light, insist that any building be carried out in accordance with the CMC and The Community 
Planning and Building Department Information Handout – Non-Conformities. 

II. Demolition of more than 50% of existing walls including the nonconforming east and 
west walls– does this trigger rebuilding to current code? 
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Another issue I brought up to the City more than six months ago, once it came to light that Ms. 
Mardini’s east and composite setbacks are nonconforming and given the fact that more than 50% of 
the exterior walls of the existing building will be demolished, is whether or not the nonconforming 
walls and foundations, and most likely the entire structure (including the foundation) will have to be 
rebuilt up to current code. Again, this issue was not addressed by the City (as I outline below) until 
the evening of Friday February 9th – in this case less than 4 days before the Planning Commission 
meeting - when the Staff Report was published online.

On Sheet 1, illustrating the Existing Site Plan and the Proposed Site Plan (please see Appendix 1), the 
east setbacks closest to my property are indicated at 2.7’ and 2.9’ in the Existing Site Plan and 
seemingly at 3.0’ (2.7’, 2.9’, and 3.0’ all appear in a very confusing drawing) in the Proposed Site 
Plan. This drawing does not make sense in that the existing setback clearly ranges from 2.7’ to 2.9’.  
How can the east setback be shown at 3’ in the Proposed Site Plan when this is clearly not true? 

This question is particularly relevant given the article which appeared in the January 26-February 1, 
2024 edition of the Pine Cone with the subtitle “Demolition triggered setback rule”. It is clear that 
the Planning and Building Department and the Planning Commission are well aware of the rules 
regarding alteration of nonconforming structures and the fact that “the city defines demolition as 
removal of more than 50% of the walls. Doing that would trigger the requirement that 
nonconforming parts of the home be rebuilt to meet current codes – in this case setbacks.”  

This should be acknowledged upfront so that the Applicant and the City do not face the 
unfortunate situation outlined in the January 26-February 1, 2024 edition of the Pine Cone 
referred to above. 

However, to the contrary, Ms. Waffle states in her Staff Report, “Occasionally, applicants will retain 
portions of existing walls to preserve a setback nonconformity.” She then goes on to describe how 
the east and composite setbacks do not meet the required distances of 3’ and 7’, respectively, and 
mentions, once again, that the Applicant proposes to retain the nonconforming wall in order to 
preserve the setback nonconformity as if “preserving” the setback nonconformity were the 
prerogative of the Applicant when, in this case, it clearly is not.  What Ms. Waffle also fails to 
mention in her analysis is that the Applicant will be substantially modifying and adding windows and 
doors in the existing east, west, and front walls.  The applicant is not “preserving” the setback 
nonconformity, rather she is modifying and enlarging the nonconformity which is strictly disallowed 
under the CMC.   The CMC is clear: the nonconforming walls must be considered as demolished and, 
therefore, must be rebuilt in accordance with current code. Furthermore, in the hypothetical case 
that these nonconforming walls did not have to be rebuilt up to current code, any 
modification/addition of windows and doors in nonconforming walls would lead to the enforcement 
of strict and prohibitively expensive fire code compliance of which the Applicant is, most likely, 
unaware. 

I was careful to comply with the CMC when I renovated my house.  The Cass family was obligated to 
renovate their cottage in accordance with the regulations of the CMC.  Application of the CMC is an 
objective exercise in this case.  It is not open to subjective interpretation. The CMC must apply to 
everyone equally without exception.

Furthermore, the fact that more than 50% of the existing walls will be demolished would appear to 
trigger the necessity to include fire sprinklers in the design.  Why has this requirement not been 
incorporated in the plans?
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Fire sprinklers are required to be installed retroactively in existing buildings whenever  
additions, alterations or repairs are made that involve the addition, removal or 
replacement of fifty (50%) or greater of the linear length of the walls of the existing 
building (exterior plus interior) within a five-year period, for more information on fire 
sprinkler requirements see SOG 17-11 Determining Residential Fire Sprinkler Retrofit 
Requirements.

III. The Planning and Building Department is severely understaffed and this plan has not 
been carefully reviewed or considered

I have reviewed the most recent set of plans now before the Planning Commission and, even as an 
untrained layman, I have spotted obvious errors that lead me to believe that the Planning and 
Building Department has not been able to devote sufficient time and effort to their review and 
consideration:

1. One blatant mistake, also pointed out by Marc Boyd, occurs on page A.3.  The East 
Elevations at the bottom of the page (both New and Existing) incorrectly show the chimney 
on the north side of the house whereas it is actually on the south side (all elements are 
mirror images of what they actually should be).  Since this is the side of the house closest to 
my property, this is of direct relevance to me and is an illustration of the fact that neither 
the Applicant, the Applicant’s architect/designer, nor the Planning and Building Department 
have reviewed this set of plans sufficiently. 

2. On the first page, G.0, while seemingly trivial, under Building Plan, Number of Stories has 
been left as 2.  Given that Ms. Mardani’s most recent previous application, considered and 
voted down by the Planning Commission on Nov. 8, 2023, was a two-story plan, it would 
seem that this would be one of the first modifications to be made on the new set of plans.  
The fact that the new Building Plan is a one-story plan is, in some respects, the very essence 
of this new application and yet, neither the Applicant, the Applicant’s architect/designer, nor 
the Planning and Building Department have noticed this error and corrected it.

3. On page 5 of the plans, also called Sheet 1 and showing the existing and proposed fence 
lines and tree locations, the Existing and Proposed Site Plans are exactly same (the new 
garage and new extensions are not shown) and both show incorrect setbacks.

IV. Nonconforming structure and discovery of the nonconformity following the Planning 
Commission’s conditional approval on April 12, 2023 

In between the Applicant’s two prior submissions to the Planning Commission (April 12 and Nov 8, 
2023), it came to light that her property was nonconforming in terms of its setbacks, both that of the 
Composite Side Yard and that of the Side Yard on the east side of her property closest to my fence 
(please see Appendices 2 and 3, the Project Data Tables from the November 8, 2023 meeting of the 
Planning Commission and from today’s meeting of the Planning Commission, respectively,  which 
differ slightly for some unknown reason).  

The original one-story plan which was conditionally approved (and then withdrawn) did not show 
the nonconforming setbacks.  Rather, it showed the setbacks as in compliance with the current code. 
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 In other words, the plans were conditionally approved by the Planning Commission based on the 
submission of false information which was not picked up by the Planning and Building Department.  

Although I am not sure, I believe it likely that Ms. Mardani did not realize that the east wall of her 
cottage was situated within the setback and that the Composite Side Yard Setback was also 
nonconforming when she bought her property, particularly given the fact that she did not have a 
professional survey carried out prior to her purchase. 

I have examined the County records and this property has changed hands many times since it was 
constructed in 1946, including a number of times in the recent past.  Furthermore, Ms. Mardani’s 
former neighbors on her west side, Mr. Cass and his daughter Rebecca, faced the same issue in 
renovating their cottage on the west side of Ms. Mardani’s property.  They mentioned that they 
were compelled to modify their renovation plans because their east wall was also in the setback 
(please see the email from John Mandurrago to this effect contained in Appendix 4). Had they gone 
ahead with their desired plan, they would have been forced to demolish the entire wall and maybe 
the entire structure and to bring it up to current code.  Mr. Cass and Mr. Mandurrago were not 
allowed to bypass the law.  And yet, Ms. Mardani is seemingly being allowed to proceed.  Is there 
one set of laws for some people and another set for others?  Or does the CMC apply to everyone 
equally?

It is incumbent upon the buyer of a property to understand what they are buying, particularly when 
they purchase a small 562 sqft cottage on a small 2500 sqft lot.  There is a reason that these three 
cottages remain today substantially unchanged since they were built in 1946.  

V. Is Ms. Mardani intending to live in this house with her family or is it simply an 
investment property?

To my knowledge, Ms. Mardani has never lived in her cottage – she has been renting it out during 
the two years that she has been going through the planning and approval process and has confirmed 
this to me by email.

I must doubt - although I have no proof to back this up – that Ms. Mardani actually plans to move 
her family to Carmel and to live in her house.  The size and design of this house do not seem at all 
appropriate for a parent and two or more young, growing children (she has mentioned her fear of 
them playing near a busy street as one reason for fencing off her property).

An internet search of Ms. Mardani’s present mailing address in San Jose, mentioned on her 
application to the Forest and Beach Commission dated 6/26/2023, indicates that she currently lives 
in a four-bedroom, 2 ½ bath 2574 sqft house. 

Based on the facts mentioned above, it is my personal opinion that Ms. Mardani is not designing her 
house to live in it herself with her family but rather, that she is viewing it as an investment property. 

Ms. Mardani originally proposed incorporating an 800 sqft ADU in her home as a second story in 
order to maximize its size above and beyond the square footage which would normally be allowed 
and, most probably, in my opinion, to maximize her rental/sale income – either immediate or 
eventual. While Ms. Mardani would not be allowed to convert her second bedroom addition into an 
ADU or JADU given the fact that she has obtained water credits for this addition under the Second 
Bathroom Protocol (this Protocol expressly prohibits using the second bathroom to create an ADU or 
a JADU and requires it to remain within the primary dwelling unit), she could very well convert her 
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garage into an ADU once water credits become available.  In fact, the French doors on the side of the 
garage are highly unusual as pointed out by one of the Planning Commissioners during the last 
hearing.

Thank you for your consideration. 
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DS 23-221 (Mardani) 

November 8, 2023 

Project Data Table 

Page 1 of 1 

Floor Area 

Site Coverage 

Trees (Upper/Lower) 

Plate Height (1st/2nd) 

1,125 SF (45%) 

247 SF-347 SF 

3/1 

18'/24' 

12'/18' 

Front 15' 

Composite Side Yard 7' (25%)* 

Side Yard 3' 

Rear 15'/3'** 

562 SF cottage 

200 SF parking pad 

762 SF total 

1,065 SF 

0/2 

14'-2" I NA 

11.58' / NA 

36.95' 

6'-6.20' 

3.30' (west) 

2.70' - 2.90' (east} 

30' 

925 SF cottage 

200 SF garage 

1,125 SF total 

924SF 

0/1 

• No change/20' -9"

10' -11" garage

No change/16' -11" 

No Change 

1' Garage 

(l5t floor) 

7' (2nd floor) 

4' (west additions) 

3' (east addition) 

No Change 
*CMC 17.06.020.B.2 (Fractions). When calculations result in fractions, the results will be rounded as follows: a.

Minimum Requirements. When a regulation is expressed in terms of a minimum requirement, any fractional result

will be rounded up to the next consecutive whole number.

**The rear setback is three feet for those portions of structures less than 15 feet in height. 
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OS 21-376 (Mardani) 
February 13, 2024 
Project Data Table 
Page 1 of 1 

Site Considerations 

Floor Area 

Site Coverage 
Trees (Upper/Lower) 

Ridge Height (1st/2nd) 

Plate Height (l5t/2nd)

Setbacks 

Front 

Composite Side Yard 

Side Yard 

Rear 

PROJECT DATA FOR A 2,500 SQUARE FOOT SITE 

Allowed Existing 

562 SF cottage 
1,125 SF (45%) 200 SF parking pad 

762 SF Total 
247 SF/347 SF 1,065 SF 
3/1 0/1 

18'/24' 13.73' / NA 

12'/18' 9.9' / NA 

Minimum Required Existing 

15' 36.95' 

7' (25%) 6.2' 

3' 
2.9' NE corner 
3.3' NW corner 

15'/3'* 30' 

Proposed 

895 SF cottage 
230 SF garage 

1,125 SF Total 
225.5 SF 

1/1 
13.73' (e) residence 
12.97' (p) addition 
9.9' (e) residence 
9.3' (p) addition 

Proposed 

36' -7" to residence 
3' to garage 

6.7' 
4' north 
2.7' south 
15' 

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

Attachment 1



tD 
cathryncusa@gmail.com

From: 
Sent: 
To: 

Timothy Cass <trcass@comcast.net> 
Thursday, June 1, 2023 7:49 AM 
Cathryn 

Subject: Fwd: DS 21-376 (Mardani) - Revised Project Plans 5/24/2023 

Cathry, This just came from Marine on the 24th of May. John is my architece. Tim 

Begin forwarded message: 

From: John Mandurrago <john@mandurrago.com> 
Subject: RE: OS 21-376 (Mardani) - Revised Project Plans 5/24/2023 
Date: May 31, 2023 at 4:35:09 PM PDT 
To: "'trcass@comcast.net"' <trcass@comcast.net> 

Marnie : 

At first glance it seems that the 35 ft long wall without an offset rule seems to not be followed. 

A 0' -2" offset on the east side and 0' -8" offset on the west side does not follow the intent of the rule. In 

the past I was told that a minimum offset would be 24" required. 

Also, a new roof, new overhang, and new window on the east side violates the existing non-conforming 

rule as to a min 3' rule. 

I was told by the Building Department that if we touch such a wall not meeting the minimum 3 ft 
setback (2.7' is the existing setback) we would have to move the wall back to the required setback. 

JM 

From: Marnie R. Waffle <mwaffle@ci.carmel.ca.us> 

Sent: Wednesday, May 31, 2023 2:50 PM 

To: Marnie R. Waffle <mwaffle@ci.carmel.ca.us> 

Subject: DS 21-376 (Mardani) - Revised Project Plans 5/24/2023 

Hello, 

I am sending this email because you have expressed interest in the subject project. The 
attached plans were submitted to the City on 5/24/2023. The plans still need to 
be reviewed by staff, and a hearing date has not been set for this project. The Planning 
Commission meets regularly on the 2nd Wednesday of each month. Once a hearing 
date has been scheduled, I will email you to let you know. 

Best regards, 

1 
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City of Carmel-by-the-Sea 
COMMUNITY PLANNING AND BUILDING DEPARTMENT 

 
Errata Memorandum 

February 13, 2024 
 
To:  Planning Commission 
 
From:  Evan Kort, Associate Planner 
 
Subject: DR 23-329 (Minnich) San Carlos Street 2 northwest of 8th Avenue 

 
 
Commissioners, 
 
The draft Resolution for the subject project was inadvertently left out of the staff report packet.  
Please see attached for the draft Resolution.  
 
Best regards, 
 
Evan Kort 
Associate Planner 
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA 

APPROVING A TRACK 1 DESIGN REVIEW REFERRAL FOR THE CONVERSION OF A COMMERCIAL 
ROOFTOP TO AN ACCESSIBLE ROOF TOP DECK FOR USE BY RESIDENTIAL UNITS. THE SCOPE OF 

WORK INCLUDES NEW ROOF ACCESS, NEW WATERPROOFING, INSTALLATION OF NEW 
RAILINGS, AND INSTALLATION OF A NEW PARAPET CAP. THE PROJECT IS LOCATED AT SAN 

CARLOS STREET 2 NORTHWEST OF 8TH AVENUE IN THE RESIDENTIAL AND LIMITED 
COMMERCIAL (RC) DISTRICT. APN: 010-145-021-000. 

 
WHEREAS, on November 9, 2023, Chris Barlow, (“Applicant”) submitted an application on 

behalf of Kristin Minnich (“Owner”) requesting approval of Track 1 Design Review application DR 
23-329 (Minnich) described herein as (“Application”); and 

 
WHEREAS, the Application has been submitted for the property located on San Carlos 2 

NW of 8th Avenue in the Residential and Limited Commercial (RC) District; and 
 

WHEREAS, the applicant is proposing to convert an inaccessible roof of a mixed-use 
building to a useable roof-top deck as well as make associated improvements; and   
 

WHEREAS, the scope of work constitutes a Track 1 Design Review however was referred 
to the Planning Commission in accordance with Carmel Municipal Code Section 17.52.030.L 
which grants the Planning Director the authority to refer any decision to the appropriate higher 
level for review, and   

 
WHEREAS, this project is also being referred to the Planning Commission as roof decks 

in the commercial district have been seen as site amenities that have the potential to negatively 
affect adjacent property owners and tenants; and  
 

WHEREAS, consideration of a Coastal Development Permit is not required in accordance 
with Carmel Municipal Code Section 17.52.100.C (Other Improvements); and 
 

WHEREAS, on February 2, 2024, a notice of the public hearing scheduled for February 13, 
2024, was published in the Carmel Pine Cone in compliance with State law (California 
Government Code 65091) and mailed to owners of real property within a 300-foot radius of the 
project indicating the date and time of the public hearing; and 
 

WHEREAS, on or before February 3, 2024, the Applicant posted the public notice on the 
project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 
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WHEREAS, on February 13, 2024, the Planning Commission held a public hearing to 
receive public testimony regarding the Track 1 Minor Design Study Referral, including without 
limitation, information provided to the Planning Commission by City staff and through public 
testimony on the conceptual design of the project; and 

 
WHEREAS, this Resolution and its findings are made based upon evidence presented to 

the Commission at the hearing including, without limitation, the staff report and attachments 
submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations and testimony herein above set forth and used their independent judgement 
to evaluate the project; and 
 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require 
that certain projects be reviewed for environmental impacts and that environmental 
documents be prepared; and 

 
WHEREAS, pursuant to CEQA regulations, the Application is categorically exempt under 

Section 15301 (Existing Facilities); and 
 

 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
  

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-
By-The-Sea does hereby make the following findings and determinations regarding the Design 
Review:  
 

FINDINGS REQUIRED FOR DESIGN REVIEW APPROVAL  
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report depending on the 
issues. 

CMC 17.58.060, Findings for Design Review Approval 
Before approving an application for design review in any district, the Director, 
Historic Preservation Board, or the Planning Commission shall find that the final 
design plans: 

YES NO 

1. Conform to the applicable policies of the General Plan and the Local Coastal 
Program; 

✔  

2. Comply with all applicable provisions of this code; and ✔  

3. Are consistent with applicable adopted design review guidelines. ✔  
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BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-
Sea does hereby APPROVE a Track 1 Design Review Referral for the conversion of a commercial 
rooftop to an accessible roof top deck for use by residential units. The scope of work includes 
new roof access, new waterproofing, installation of new railings, and installation of a new 
parapet cap. The project is located at San Carlos Street 2 northwest of 8th Avenue in the 
Residential and Limited Commercial (RC) District. APN: 010-145-021-000., subject to the 
following Conditions of Approval: 

 

CONDITIONS OF APPROVAL 

No. Standard Conditions 

1.  Authorization. This approval of Design Review (DR 23-329, Minnich) authorizes the 
conversion of a commercial rooftop to an accessible roof top deck for use by residential 
units. The scope of work includes new roof access, new waterproofing, installation of 
new railings, and installation of a new parapet cap. The project is located at San Carlos 
Street 2 northwest of 8th Avenue in the Residential and Limited Commercial (RC) District, 
APN: 010-145-021-000, as depicted in the plans prepared by WRD Architects as approved 
by City of Carmel-by-the-Sea Planning Commission on February 13, 2024 unless modified 
by the conditions of approval contained herein. 

2.  Codes and Ordinances. The project shall be constructed in conformance with all 
requirements of the RC 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 when such plans are 
submitted, such changes may require additional environmental review and subsequent 
approval by the Planning Commission. 

3.  Permit Validity. This Design Review approval remains valid for a period of 12 months 
from the date of action. During this time, the project must be implemented, or the 
approval becomes void. Implementation is effected by erecting, installing, or beginning 
the installation of the improvement authorized by the permit, as determined by the 
Director. Extensions to this approval may be granted consistent with CMC 17.52.170.C. 

4.  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 unavailable for this site, this 
permit will be scheduled for reconsideration, and appropriate findings will be prepared 
for review and adoption by the Planning Commission. 

5.  Modifications. The Applicant shall submit in writing, with revised plans, to the 
Community Planning and Building staff any proposed changes to the approved project 
plans prior to incorporating those changes. If the Applicant changes the project without 
first obtaining City approval, the Applicant will be required to submit the change in 
writing, with revised plans, within two weeks of the City being notified. A cease work 
order may be issued at any time at the discretion of the Director of Community Planning 
and Building until a) either the Planning Commission or Staff has approved the change, 
or b) the property owner has eliminated the change and submitted the proposed change 
in writing, with revised plans, for review. The project will be reviewed for its compliance 
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with the approved plans prior to the final inspection. 

6.  Exterior Revisions to Planning Approval Form. All proposed modifications that affect the 
exterior appearance of the building or site elements shall be submitted on the “Revisions 
to Planning Approval” form on file in the Community Planning and Building Department. 
Any modification incorporated into the construction drawings not listed on this form 
shall not be deemed approved upon issuance of a building permit. 

7.  Conflicts Between Planning Approvals and Construction Plans. It shall be the 
responsibility of the Owner, Applicant, and Contractor(s) to ensure consistency between 
the project plans approved by the Planning Staff, the Planning Commission, or the City 
Council on appeal and the construction plans submitted to the Building Division as part 
of the Building Permit review. Where inconsistencies between the Planning approval and 
the construction plans exist, the Planning approval shall govern unless otherwise 
approved in writing by the Community Planning & Building Director or their designee. 
 
When changes or modifications to the project are proposed, the Applicant shall clearly 
list and highlight each proposed change and bring each change to the City’s attention. 
Changes to the project incorporated into the construction drawings that were not clearly 
listed or identified as a proposed change shall not be considered an approved change. 
Should conflicts exist between the originally approved project plans and the issued 
construction drawings that were not explicitly identified as a proposed change, the plans 
approved as part of the Planning Department Review, including any Conditions of 
Approval, shall prevail. 

8.  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 
proceedings to attack, set aside, void, or annul any project approval. The City shall 
promptly notify the Applicant of any legal proceeding and 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 resolving all such 
actions by the parties hereto. 

9.  Hazardous Materials Waste Survey. If required by the Building Division, prior to the 
issuance of a demolition permit, the Applicant shall submit a hazardous materials waste 
survey to the Building Division in conformance with the Monterey Bay Unified Air 
Pollution Control District. 

10.  Truck Haul Route. If required by the Building Division, prior to the issuance of a building 
permit, the Applicant shall submit for review and approval by the Community Planning 
& Building Director, in consultation with the Public Works and Public Safety Departments, 
a truck-haul route and any necessary 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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11.  Conditions of Approval. Prior to the issuance of a building permit, the Applicant shall 
print a copy of the Resolution adopted by the Planning Commission and signed by the 
property owner(s) on a full-size sheet within the construction plan set submitted to the 
Building Safety Division.  

12.  Tree Removal Prohibited. Throughout construction, the Applicant shall protect all trees 
identified for preservation by methods approved by the City Forester. Trees on or 
adjacent to the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission. 

13.  Drainage Plan. If required by the Building Division, prior to the issuance of a building 
permit, the Applicant shall submit for review and approval by the Community Planning 
& Building and Public Works Departments 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 on one corner of 
the property; infiltration features must be sized appropriately and located at least 6 feet 
from neighboring properties. The drainage plan shall include information on drainage 
from new impervious areas and semi-pervious areas. 

14.  BMP Tracking Form. Prior to issuance of a building permit, the Applicant shall submit for 
review and approval by the Community Planning & Building and Public Works 
Departments a completed BMP Tracking form. 

Special Conditions 

15.  Conditions of Approval Acknowledgement. Prior to the issuance of a building permit 
revision, a completed Conditions of Approval Acknowledgment form shall be included 
in the construction drawings. The form shall be signed by the Property Owner, Applicant, 
and Contractor prior to the issuance of a building permit.  

16.  Occupancy. The maximum occupancy of the roof deck shall be ten (10) persons.   
 
Prior to building permit issuance, a note shall be included on the project plans noting a 
proposed location of a maximum occupancy sign that indicates the maximum occupancy 
of the roof deck to be approved by the Building Inspector and/or the Building Official, 
and a detail callout provided in the plans.  
 
The subject maximum occupancy sign shall be posted in the approved location prior to 
final inspection.  

17.  Flashing Color.  Prior to building permit issuance, a note shall be included throughout 
the plans submitted to the building division for building permit review as applicable 
noting the new parapet flashing shall be painted or finished to match the color of the 
existing roof.  

18.  Railing Color.  Prior to building permit issuance, a note shall be included throughout the 
plans submitted to the building division for building permit review as applicable noting 
railing(s) shall be painted or finished to match the color of the existing roof. 

19.  Roof Deck Lighting.  No lighting of any kind shall be installed (temporary or permanent) 
that exceeds, or is located above, the height of the existing parapet wall.  
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Should new lighting be proposed the following standards shall apply:  
 

 Light fixtures shall be shielded and directed downward toward the interior of the 
deck; 

 Light fixtures shall not exceed eight-candlefoot power at a point two feet beyond 
the parapet wall (or building wall) as measured in a vertical or horizontal plane 
three feet above the walking surface of the deck (or adjacent walking surface). 

 
If lighting is proposed, 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, or a separate building permit application 
shall be applied for if lighting is applied for later.  

20.  Building Permit. The applicant shall apply for and obtain a building permit   

 
Acknowledgment and acceptance of conditions of approval: 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 

 
 

 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 13th day of February, 2024, by the following vote:  
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
APPROVED:     ATTEST: 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young  
Chair      Planning Commission Secretary 
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On Tue, Feb 13, 2024 at 12:42 PM Richard Luther <REDACTED> wrote: 
 
We are the owners of the property on Sterling Way immediately to the east of the above 
referenced proposed development. After reviewing the plans for the project, we think 
the development will be an attractive addition to the neighborhood and the town. We 
heartedly recommend approval of the plans. 
 
Richard and Debra Luther 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  13, 2024
CORRESPONDENCE

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Leah R. Young, Administrative Coordinator 

APPROVED
BY:

Brandon Swanson, Director of Community Planning & Building 

SUBJECT:
PUBLIC CORRESPONDENCE: Additional items not associated with Public Hearings
and/or other items appearing on the Agenda
 

Application: APN:  
Block: Lot: 
Location:
Applicant: Property Owner:

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:


