
























CCITY 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 USE PERMIT FOR THE CARMEL LEGACY HOTEL, THE HISTORIC DONNA HOFSAS 
HOUSE, AND ASSOCIATED ACCESSORY USES LOCATED ON SAN CARLOS STREET 2 NORTHWEST 

OF 4TH AVENUE APN: 010-124-001-000 and 010-124-014-000 
 

WHEREAS, on March 22, 2024, Eric Miller Architects, Inc. (“Applicant”) submitted Use 
Permit application UP 24-060 (Hofsas House, Inc.) described herein as (“Application”) on behalf of 
Hofsas House, Inc. (“Owner”) for the Carmel Legacy Hotel, conversion of the historic Donna Hofsas 
House from a manager’s unit to two apartments, and the addition of accessory uses both within 
the hotel and the historic house; and 

 
WHEREAS, the Application has been submitted for two legal lots of record totaling 36,200 

square feet located on San Carlos Street 2 northwest of 4th Avenue in the Residential and Limited 
Commercial (RC) District (Block 34, Lots 1, 3, 5, por. of 7, por. of 8, 9, 10, por. of 11, 12, 14); and  

 
WHEREAS, the Applicant is requesting to demolish the Hofsas House Hotel, an 

approximately 15,762-square-foot 38-room hotel, and construct the Carmel Legacy Hotel, a 
32,466-square-foot 38-room hotel, convert the historic Donna Hofsas House from a managers unit 
to two apartments, and establish hotel-related accessory uses; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.14.030 (Land Use 

Regulations), Hotels and Motels in the RC District require a conditional use permit; and 
 
WHEREAS, on March 29, 2024, a notice of the public hearing scheduled for April 10, 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 March 31, 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 April 5, 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 April 10, 2024, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the Use Permit, 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, 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 15332 (Class 32) – Infill Development Projects, 
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. 

 
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 Use Permit: 
 

FFINDINGS REQUIRED FOR USE PERMIT APPROVAL (CMC 17.64.010 & 17.64.020)  
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," depending on the issues, may or may not be discussed in the 
report. 
MMunicipal Code Findingss: CMC 17.64.010  YYES NNO 
1. That the proposed use will not be in 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.  
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7. That the proposed use will not generate adverse impacts affecting health, safety, 
or welfare of neighboring properties or uses.  

   

MMunicipal Code Findingss: CMC 17.64.020  YYES  NNO  
A. 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. 

   

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

   

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

   

MMunicipal Code Findings: CMC 17.64.1120 YYES NNO 
A. That the motel or hotel was in existence and lawfully established prior to April 
1988 and has remained in operation since that time. That the proposed use will not 
increase the number of lodging units in existence as of that date. 

  

B. That the proposed use will be operated as a commercial business offering 
transient lodging for guests and visitors. That the use will maintain living quarters 
occupied by a full-time manager on-site, if such occupancy was previously 
established as part of the use. 

  

C. That the minimum number of units on the site is five. That, except for the 
manager’s unit, no units shall contain kitchens or similar facilities for cooking food. 

  

D. That, when reconstruction is involved, a site plan has been approved through the 
design review process that maximizes usable open space, minimizes unrelieved 
expanses of pavement devoted to parking and conforms in all respects to the 
commercial design requirements in Chapter 17.14 CMC, Commercial Zoning 
Districts. 

  

E. That the use meets all parking requirements for all uses on the site established by 
Chapter 17.38 CMC, Off-Street Parking Requirements. 

  

F. That incidental service uses provided by the motel, that are not otherwise allowed 
within the land use district, will be limited to use by motel occupants only and will 
not be made available to the general public. 

  

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

does hereby approve the Use Permit application UP 24-060 (Hofsas House, Inc) for the demolition 
of the 38-room Hofsas House Hotel and construction of the 38-room Carmel Legacy Hotel, 
conversion of the historic Donna Hofsas House from a manager’s unit to hotel rooms, and the 
addition of accessory uses both within the hotel and the historic house located on San Carlos 
Street 2 northwest of 4th Avenue (Block 34, Lots 1, 3, 5, por. of 7, por. of 8, 9, 10, por. of 11, 12, 
14, APN 010-124-001 and 010-124-014) subject to the Conditions of Approval below: 
 

CCONDITIONS OF APPROVAL 

No. SStandard Conditions    
1.  AAuthorization. Approval of Use Permit application UP 24-060 (Hofsas House, Inc) 

authorizes a 38-room hotel, two apartments, and associated hotel accessory uses 
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located on San Carlos Street 2 northwest of 4th Avenue, in the Residential & Limited 
Commercial (RC) District as depicted in the application, plans and associated 
documents prepared by Eric Miller Architects approved by the Planning Commission 
on April 10, 2024, stamped approved and on file in the Community Planning & 
Building Department, unless modified by the conditions of approval contained 
herein. 

2.  CCodes and Ordinances. The project shall conform to all Residential & Limited 
Commercial (RC) District requirements. All adopted building and fire codes shall be 
adhered to when 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.  WWater 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. 

 

4.  MModifications. 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. 

 

5.  IIndemnification. 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. 

 

6.  CConditions 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.  

 

SSPECIAL CONDITIONS 
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7.  PPermit Validity. In accordance with CMC Section 17.52.170.B (General Limits), the 
Planning Commission extends the time limit on the commercial use permit from 6 
months to 18 months to run concurrently with the associated commercial Design 
Review application. In accordance with CMC 17.52.170.C (Time Extensions), the 
Planning Commission may grant one 18-month extension of the commercial use 
permit if the conditions surrounding the original approval have not changed, and the 
General Plan, Municipal Code, or Local Coastal Program has not been amended in a 
manner which causes the approval to be inconsistent with these plans or codes. 

 

8.  HHotel Operations. In accordance with CMC 17.14.040.M (Hotels and Motels), hotels 
and motels may include minor accessory uses such as light meals and refreshments 
for guests only, with or without separate remuneration. If such accessory uses are 
available to the general public, they must be allowed uses within the underlying land 
use district and must meet all design, parking, and land use regulations established 
for the use. 

 

9.  HHotel AAccessory Uses. The following hotel accessory uses are approved as part of 
this commercial business use permit: 
 
Restaurant/Dining Room:  

Up to 50 seats for guests and their family/friends 
Hours of Operation: 7 am to 10 pm daily 

Café/Bakery:  
300 square feet (approximately) 
Hours of Operation: 7 am to 5 pm daily 

Gym/Fitness Center:  
500 square feet (approximately) 
Hours of Operation: 6 am to 9 pm daily 

Business Center:  
350 square feet (approximately) 

Spa & Salon:  
700 square feet (approximately) 
Hours of Operation: By appointment 

 
Amendments: The Community Planning and Building Director shall have the 
authority to approve minor modifications to the accessory uses. Any modification 
that, in the opinion of the Director, has the potential to negatively impact 
surrounding uses shall be referred to the Planning Commission for review. 

 

10.  AApartments. Two apartments are permitted and shall contain complete living, 
sleeping, and bathing facilities. 
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11.  HHotel Room Kitchens. In accordance with the findings for approval (CMC 17.64.120), 
except for the manager’s unit, no hotel units shall contain kitchens or similar facilities 
for cooking food. CMC 17.70 defines a kitchen as, Any room or any part of a room 
designed, built, equipped, used, or intended to be used for the preparation of food 
and dishwashing, whether or not said room contains a cookstove or any other 
cooking appliance. A dining room, alcove, or similar room adjacent to or connected 
with a kitchen in which toasters, grills, percolators, and similar appliances are used 
shall not be deemed a kitchen. 

 

12.  PParking. The hotel shall provide on-site parking equal to 1 parking space per rental 
unit, including any manager's unit, plus 1.5 spaces per permanent residential use 
(apartment) for a total of 41 on-site parking spaces. No additional parking shall be 
required for accessory hotel uses that are limited to hotel guests. 

 

 
Acknowledgment and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
______________________________  ___________________________ __________ 
Applicant Signature    Printed Name    Date 
 
 
 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 10th day of April 2024, by the following vote:  
  
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
APPROVED:     ATTEST: 
 
         
 
_________________________  _________________________  
Michael LePage    Leah Young 
Chair      Planning Commission Secretary  



CCITY 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 REVIEW AND ASSOCIATED COASTAL DEVELOPMENT PERMIT FOR THE 
CARMEL LEGACY HOTEL LOCATED ON SAN CARLOS STREET 2 NORTHWEST OF 4TH AVENUE  

APN: 010-124-001-000 and 010-124-014-000 
 

WHEREAS, on March 12, 2024, Eric Miller Architects, Inc. (“Applicant”) submitted a Design 
Review application DR 24-059 (Hofsas House, Inc.) described herein as (“Application”) on behalf 
of Hofsas House, Inc. (“Owner”) for the Carmel Legacy Hotel, conversion of the historic Donna 
Hofsas House from a manager’s unit to two apartments, and the addition of accessory uses both 
within the hotel and the historic house; and 

 
WHEREAS, the Application has been submitted for two legal lots of record totaling 36,200 

square feet located on San Carlos Street 2 northwest of 4th Avenue in the Residential and Limited 
Commercial (RC) District (Block 34, Lots 1, 3, 5, por. of 7, por. of 8, 9, 10, por. of 11, 12, 14); and  

 
WHEREAS, the Applicant is requesting to demolish the Hofsas House Hotel, an 

approximately 15,762-square-foot 38-room hotel, and construct the Carmel Legacy Hotel, a 
32,466-square-foot 38-room hotel, convert the historic Donna Hofsas House from a managers unit 
to two apartments, and establish hotel-related accessory uses; and 

 
WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.030 

(Commercial Design Review), new construction, alterations, rebuilds, additions, and demolitions 
require approval of a Residential Track Two Design Study by the Planning Commission; and 

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

17.52.090 (Coastal Development Permit Required); and 
 
WHEREAS, on January 26th and October 18th, 2023, the applicant and the hotel 

owner/operator hosted two meetings with the community, and on May 17th and May 25th, 2023, 
hosted  two meetings with the Carmel Chamber of Commerce to present the project to the 
community and solicit feedback; and 

 
WHEREAS, on February 2, 2023, the applicant submitted Conceptual Review application 

CR 23-097 (Hofsas House, Inc.) for the demolition of the Hofsas House Hotel and construction of 
a new hotel known as the Carmel Legacy Hotel; and  

 
WHEREAS, on December 13, 2023, a conceptual design of the project was presented to 

the Planning Commission, and feedback received from the public and the Commission was 
incorporated into the project; and  
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WHEREAS, on December 18, 2023, the Historic Resources Board issued a Determination of 

Ineligibility for the Hofsas House Hotel, finding it did not meet the criteria for listing as a historic 
resource; and 

 
WHEREAS, also on December 18, 2023, the Historic Resources Board issued a 

Determination of Eligibility for the Donna Hofsas House, finding it met the criteria for listing as a 
historically significant building; and 
 

WHEREAS, on March 29, 2024, a notice of the public hearing scheduled for April 10, 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 March 31, 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 April 5, 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 April 10, 2024, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the commercial design review, including, without limitation, 
the information provided to the Planning Commission by City staff and through public testimony 
on the final design of 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 15332 (Class 32) – Infill Development Projects, 
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 
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 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.  
 
 NNOW, 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 
Commercial Design Review:  
 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL   
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 17.558.060 Design Review Approval Findings YES NNO 
Conforms to the applicable policies of the General Plan and the Local Coastal 
Program. 

  

Complies with all applicable provisions of Carmel Municipal Code.   
Is consistent with applicable adopted design review guidelines.   

 
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 CCoastal 
Development Permit:   
 

FINDINGS REQUIRED FOR COASTAL DEVELOPMENT PERMITS  
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 17.64.010.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 the Commercial Design Review application DR 24-059 (Hofsas House, Inc.) 
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to demolish the Hofsas House Hotel, an approximately 15,762-square-foot 38-room hotel, and 
construct the Carmel Legacy Hotel, a 32,466-square-foot 38-room hotel, convert the historic 
Donna Hofsas House from a managers unit to two apartments, and establish hotel-related 
accessory uses located on San Carlos Street 2 northwest of 4th Avenue (Block 34, Lots 1, 3, 5, por. 
of 7, por. of 8, 9, 10, por. of 11, 12, 14, APN 010-124-001 and 010-124-014), subject to the 
following Conditions of Approval: 

 

CCONDITIONS OF APPROVAL  

NNo.  SStandard Conditions  
1.  AAuthorization. This approval of Design Review application DR 24-059 (Hofsas House, Inc.) 

authorizes the demolition of the 38-room Hofsas House Hotel, construction of the 38-
room Carmel Legacy Hotel, and conversion of the historic Donna Hofsas House from a 
manager’s unit to two apartments. The project site is located on San Carlos Street 2, 
southwest of 4th Avenue in the Residential and Limited Commercial (RC) District as 
depicted in the plans prepared by Eric Miller Architects approved by the Planning 
Commission on April 10, 2024, and stamped approved and on file in the Community 
Planning & Building Department unless modified by the conditions of approval contained 
herein. 
 
This Design Review approval does not include any exterior modifications to the historic 
Donna Hofsas House. Any exterior change to the historic Donna Hofsas House shall be 
submitted under a separate Design Review application to the Community Planning and 
Building Department and shall comply with Carmel Municipal Code Chapter 17.32 
(Historic Preservation). 

2.  CCodes and Ordinances. The project shall be constructed in conformance with all 
requirements of the Residential & Limited Commercial (RC) District and Archaeological 
Significance (AS) Overlay District. All adopted building and fire codes shall be adhered to 
when 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.  PPermit Validity. In accordance with CMC Section 17.52.170 (Time Limits on Approvals and 
Denials), a commercial design review approval remains valid for 18 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.  WWater 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. 
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5.  SSetback 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.  SService 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.  UUtility Meter Locations. The placement of all utility meters shall be screened from public 
view to the satisfaction of the Community Planning & Building Director. Before changing 
the location of any utility meter, the Community Planning and Building Director or 
designee must give written approval.     

8.  MModifications. 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.  EExterior 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.  CConflicts 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 
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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.  EExterior Lighting. Prior to the issuance of a building permit, the Applicant shall include in 
the construction drawings a comprehensive lighting plan including all exterior light 
fixtures and the manufacturer’s specifications, including illumination information. 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.  

12.  SStone Facades (including chimneys). Prior to the issuance of a building permit, the 
Applicant shall identify the masonry pattern for all stonework in the construction 
drawings. 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.  

13.  WWood Frame Windows. Prior to the issuance of a building permit, the Applicant shall 
include the manufacturer’s specifications for the approved wood frame windows in the 
construction drawings. Window material shall be consistent throughout the project. 
Windows approved with divided lights shall appear to be true divided lights, including 
internal and external mullions and muntins on insulated windows. Any window pane 
dividers that are snap-in or otherwise superficially applied are not permitted. The painted 
finish shall be matte or low gloss.  

14.  IIndemnification. 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 
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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. 

15.  HHazardous 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. 

16.  AArchaeological Report. Prior to the issuance of a building permit, the Applicant shall 
submit an archaeological reconnaissance report prepared by a qualified archaeologist or 
another person(s) meeting the standards of the State Office of Historic Preservation. The 
Applicant shall adhere to any recommendations set forth in the archaeological report. All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted to 
recommence until a mitigation and monitoring plan is approved by the Planning 
Commission.  

17.  CCultural Resources. Throughout construction, all excavation activities shall immediately 
cease if cultural resources are discovered on the site, and the Applicant or his/her agent 
on the site shall immediately notify the City of Carmel Community Planning & Building 
Department within 24 hours. Work shall not 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 City 
of Carmel Community Planning and Building Director.  
 
If any human remains are found at any time during construction, work shall stop, and the 
applicant or his/her agent on the site shall immediately notify the Monterey County 
Coroner in compliance with applicable State requirements (California Public Resources 
Code (PRC) Section 5097.98).  

18.  TTruck 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. 

19.  UUSA 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 
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Ticket Number and all utility members have positively responded to the dig request. (Visit 
USANorth811.org for more information) 

20.  CConditions 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.  

LLandscape Conditions  
21.  LLandscape 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.  

22.  TTree 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.  

23.  TTree 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.  

24.  TTree 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. 
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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.  

25.  FFoundation 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.  

EEnvironmental Compliance Conditions  
26.  DDrainage 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-
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pervious areas. 
27.  BBMP 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. 

28.  SSemi--PPermeable 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. 

29.  EErosion 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. 

30.  EErosion Control in the Right--oof--WWay. 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.  

SSpecial Conditions  
31.  PPre--CConstruction Meeting. Prior to the issuance of a building permit, the contractor 

overseeing the project shall schedule a pre-construction meeting with the Project Planner 
to review the approval conditions and expectations during construction. 

32.  CConditions of Approval Acknowledgement. Prior to the issuance of a building permit 
revision, a completed CConditions 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.  

33.  CCopper Gutters & Downspouts Not Permitted. Prior to the issuance of a building permit, 
the applicant shall identify the material for gutters and downspouts in the construction 
drawings. The use of copper for gutters and downspouts is prohibited. 

34.  CConstruction 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. 

35.  PPublic Way Improvements. Development projects involving substantial new or 
replacement construction shall include improvements in the public right-of-way adjacent 
to the building site to coordinate the design of the development with the design of City 
streets, sidewalks, walkways and infrastructure improvements and to enhance the overall 
appearance of the community. Prior to the issuance of a building permit, the applicant 
shall submit for review and approval by the Community Planning & Building Department 
and Public Works Department a design for public way improvements on San Carlos Street. 

36.  LLandscaping within Required Setbacks. Prior to the issuance of a building permit, the 
applicant shall submit for review and approval by the Community Planning & Building 
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Department a final landscape and irrigation plan that includes landscaping within required 
setbacks.  

37.  GGarage Ventilation. Garages shall be ventilated to avoid the build-up of exhaust gases. 
When mechanical ventilation is used, noise mitigation measures shall be incorporated 
such as low-noise fans, insulated ductwork and vibration absorbing mounting systems. 
Ducts shall not exhaust toward any building openings or open space on any adjoining 
property nor toward any on-site or off-site open space, pathway, street, place or park 
accessible to the public. Venting to the roof is generally preferred. Plans for underground 
garages shall be reviewed to ensure accessibility for Police and Fire Department personnel 
during emergencies. To the extent possible, utility meters, vaults and connections should 
be located within garages or driveways and away from pedestrian walking surfaces. 

38.  KKitchens or Similar Facilities for Cooking. No hotel units shall contain kitchens or similar 
facilities for cooking. A kitchen is defined as, Any room or any part of a room designed, 
built, equipped, used, or intended to be used for the preparation of food and dishwashing, 
whether or not said room contains a cookstove or any other cooking appliance. A dining 
room, alcove, or similar room adjacent to or connected with a kitchen in which toasters, 
grills, percolators, and similar appliances are used shall not be deemed a kitchen. (CMC 
17.70) 

39.  LLot Line Adjustment. Prior to the issuance of a building permit, the applicant shall prepare 
a final record of survey map and submit it to the Community Planning and Building 
Department for review and recordation with the Office of Monterey County. 

40.  BBuilding Coverage Analysis. Prior to the issuance of a building permit, the applicant shall 
prepare a comprehensive building coverage analysis including diagrams and submit it to 
the Community Planning and Building Department for review and approval. 

41.  FFloor Area Reduction. Prior to the issuance of a building permit, the applicant shall submit 
revised plans for review and approval by the Community Planning and Building 
Department that demonstrate a reduction in the building square footage on Lot 1 to 
comply with maximum floor area standards. 

 
Acknowledgment and acceptance of conditions of approval: 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
______________________________  ___________________________ __________ 
Applicant     Printed Name    Date 
 
 PASSED, APPROVED, AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 10th day of April 2024, by the following vote:  
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AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young 
Chair      Planning Commission Secretary 
  



CCARMEL-BY-THE-SEAA 
NOTICEE OFF INELIGIBILITYY 

Forr thee Carmell Historicc Resourcess Inventoryy 

On December 18, 2023, the Historic Resources Board determined that the property identified below 
does not constitute a historic resource.

Assessor’s Parcel Number: 010-124-014 (por.) & 010-124-001
Current Owner:   Hofsas House Inc
Block/Lot:    34 /5, 7, 8 (por.), 9, 11, 14, Various & 34/1 & 3
Street Location:   San Carlos Street 2 NW of 4th Avenue 
Lot size:    28,200 square feet (excludes Lots 10 & 12-Donna Hofsas House)
Date of Construction:   1957, 1968

The Hofsas House Hotel is not eligible under CCriterionn One (Event/Association) because it does 
not retain a high degree of integrity and is not associated with a prominent member of the 
business community.

The Hofsas House Hotel is not eligible under CCriterionn Two (Important Person) because the 
property is not associated with a person who is considered significant within Carmel’s historic 
context. There is no indication that the hotel operator, Donna Hofsas, played an outstanding 
role within the tourism community when compared to her peers. Additionally, muralist Maxine 
Albro’s life achievements would be better represented by her own home.

The Hofsas House Hotel is not eligible under CCriterionn Three (Design/Construction) because 
none of the architects or builders associated with the Hofsas House Hotel could claim the 
design or construction was a defining moment in their careers; the Bavarian-themed 
vernacular buildings are not recognized as significant in the city’s Historic Context Statement; 
and the hotel does not display a rare style of architecture. 

The Hofsas House Hotel is not eligible under CCriterionn Four (Information Potential), which is 
generally reserved for archeological sites.  There is no evidence in the historical record that the 
Hofsas House Hotel meets the eligibility requirements for Criterion Four.

This Determination is based on the intensive survey prepared by qualified professional Margaret Clovis 
dated 08/2023 (11 pages) and the peer review documentation prepared by EMC Planning Group dated 
October 26, 2023 (attached). This Determination was subject to a ten (10) working day appeal period, 
which ended at 5:00 P.M. on Wednesday, January 10, 2024. No appeals were filed during the appeal 
period. This Determination is final and shall remain valid for a period of 5 years.

________________________________
       Marnie R. Waffle, AICP

Principal Planner
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  State of California -- The Resources Agency 
DEPARTMENT OF PARKS AND RECREATION 

PRIMARY RECORD

Primary # ___________________________________________ 
HRI #  ______________________________________________ 
 

Trinomial ___________________________________________ 
NRHP Status Code  

                                                Other Listings  
                                                Review Code ______   Reviewer ______________________ Date _______________________  

  Page 1 of 11 *Resource Name or #: (Assigned by recorder) Hofsas House Hotel 
  P1. Other Identifier: Hofsas House Hotel 
*P2. Location:   Not for Publication    Unrestricted                    *a. County  Monterey 
 and (P2b and P2c or P2d. Attach a Location Map as necessary) 
 *b.  USGS 7.5’ Quad  Monterey Date  T ; R ;  ¼ of  ¼ of Sec      ; Mount Diablo B.M. 
 c.  Address San Carlos 2 NW of 4th   City Carmel by the Sea        Zip  93921 
 d.  UTM: (Give more than one for large and/or linear resources) Zone ; mE/  mN 
 e. Other Locational Data:  (e.g., parcel #, directions to resource, elevation, etc., as appropriate) 

APN 010-124-014; Blk. 34, lots 5,7,9,11 & 14; APN 010-124-001, Blk. 34, lots 1 & 3 
*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting and boundaries) 
 
Between 1923 and 1933, four buildings were constructed on lots 7, 9, 11, and 12 on San Carlos Street, 2 
NW of Fourth Avenue. In 1943 the two-story residence on lot 9 was remodeled into apartments. In May 
1948 Harry Hofsas purchased the property and then granted the cottages to his brother, Fred, and his 
wife Donna in July. Donna and Fred started to remodel the cottages into a complex of rental rooms and 
apartments. In 1956 they demolished two of the residences on lots 7 and 12 to create a parking lot. In 
January 1957 they built a four-story, 25-unit motel and swimming pool. In 1967 Donna built the eight-
unit detached North Wing on lots 1 and 3, after demolishing two apartment buildings on those parcels.   
Donna Hofsas used Bavarian themed details for the 1957 hotel and remodeled the two pre-1957 
cottages to match. The front elevation of the Hofsas House Hotel extends along San Carlos Street. The 
reception area of the southern two-story section was one of the existing buildings, as evidenced by 
Robert Jones’ site plan for the project. This area was enlarged to the south (continued p. 3) 

P5b. Description of Photo: (View,  

date, accession #)  Front Elevation
05/2023
*P6. Date Constructed/Age and 
Sources: 1957, 1968         Historic 

Prehistoric       Both 
Building Permits 
*P7. Owner and Address: 
Hofsas House Hotel 
POB 1195 
Carmel, CA. 93921 
*P8. Recorded by: (Name, 
 affiliation, and address)    
Meg Clovis 
14024 Reservation Rd. 
Salinas, CA  93908 
*P9. Date Recorded: 08/2023
*P10. Survey Type: (Describe) 

Intensive 

*P3b.  Resource Attributes: (List attributes and codes) HP5 Hotel/Motel 
*P4.  Resources Present:   Building  Structure  Object  Site  District  Element of District  Other (Isolates, etc.) 

*P11.  Report Citation: (cite survey report and other sources, or enter “none.”) 2001 Carmel City-Wide Survey, DPR by Kent Seavey.  
No paper records. Verbal reference and reference in the building file. 
*Attachments:  NONE    Location Map  Sketch Map  Continuation Sheet  Building, Structure and Object Record   
   Archaeological Record  District Record  Linear Feature Record  Milling Station Record  Rock Art Record 
   Artifact Record  Photograph Record  Other (List) 
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State of California -- The Resources Agency 
DEPARTMENT OF PARKS AND RECREATION

Primary # __________________________________________ 
HRI #  _____________________________________________ 

BUILDING, STRUCTURE, AND OBJECT RECORD
 Page 2 of 11 *NRHP Status Code 
 *Resource Name or # (Assigned by recorder) Hofsas House Hotel

 B1. Historic Name:  Hofsas House Hotel
 B2. Common Name: Hofsas House Hotel 
 B3. Original Use:  Hotel B4.  Present Use:  Hotel 
*B5. Architectural Style: Bavarian-Themed Vernacular 
*B6. Construction History: (Construction date, alteration, and date of alterations) BP#445: Addition to cottage (1938); BP#1016: 2-
story building remodeled into apartments (1943); BP#2986: Demolish 2 residences for parking lot (1956); BP# 2996 Build 4-
story hotel (1957); BP# 3058 Build swimming pool (1957); BP# 4748 Build 8-unit North Wing (1968). See p. 4 for additional 
permits. 
*B7. Moved?  x No    Yes    Unknown  Date:   Original Location: 
*B8. Related Features: Parking lot, pool
  B9a. Architect:  Robert R. Jones, Cleve Dayton, George Willox b. Builder: Ralph Stean, Helm & Savoldi 
*B10. Significance:  Theme: N/A Area Carmel by the Sea 
 Period of Significance: N/A Property Type Building  Applicable Criteria:  N/A 
 (Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Address 
integrity.) 
  
In 1949 Donna J. Hofsas (1902-1981) and Frederick L. Hofsas (1897-1989) moved to Carmel from Los 
Angeles. Donna was a film actress with Fox Studios and Fred was an accountant. Fred’s brother, Harry, 
granted four cottages he had purchased on San Carlos Street to the couple. Donna and Fred started 
remodeling the cottages into apartments. By 1951 they were renting rooms and apartments in their 
advertised Hofsas House Hotel. Donna managed the rentals while Frederick continued his work as an 
accountant. In 1957 they built a Robert Jones designed four story Bavarian-themed motel and 
incorporated two of the old buildings into the new complex. Fred, who was an amateur artist, 
designed a mosaic coat of arms for the hotel, with the creed “Otium Cum Dignitate” (Leisure with 
Dignity). Donna asked her friend, renowned artist Maxine Albro, to paint murals on the inside wall of 
the porte cochere. Donna and Fred divorced in 1960 and Donna continued to operate the Hofsas House 
Hotel until her death.  The hotel is still owned and operated by her descendants.  
Architect Robert R. Jones (1911-1989) designed the four-story motel. Born in Berkeley, Jones was 
educated at the University of California, Berkeley before (continued p. 6) 

(This space reserved for official comments.)

(Sketch Map with north arrow required.) 
 

 
 
 

 B11. Additional Resource Attributes (List attributes and codes):  
*B12.  References:  
Carmel Context Statement & Historic Preservation Ordinance 
Sacramento Bee, 9/3/2012, p. 10 
Building File, Carmel Planning Dept. 
National Register Bulletin 15 
Polk’s City Directories, Harrison Memorial Library 
U.S. Census & Voter Registration Records 
TGIF Guide.com 
Donna Hofsas Obit., Carmel Pine Cone, 7/16/1981, p. 26 
  B13. Remarks
*B14.  Evaluator:  Meg Clovis
*Date of Evaluation:  08/2023



State of California -- The Resources Agency 
DEPARTMENT OF PARKS AND RECREATION 

CONTINUATION SHEET

Primary #    
HRI#    
Trinomial   

  Page  *Resource Name or # Hofsas House Hotel 
*Recorded by  Meg Clovis             *Date  08/2023 Continuation      Update
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P3a. Description (continued): 
to create the porte cochere. A front-facing, clipped gable roof sweeps to the south to cover the porte 
cochere. The roof has wide, overhanging eaves and visible rafters. Pink stucco covers the exterior walls 
and provides contrast for the decorative half-timbering used on both floors (the buildings were 
originally painted beige, per the Planning Commission’s request, so they would not look as large). A 
plant-covered balcony extends from the second floor. Vertical diamond paned windows are used on 
both floors. Floral murals surround the second-floor windows. Maxine Albro’s mural of Bavarian 
peasants is located on the interior wall of the porte cochere.  
 

Three, front gable dormers 
are located on the 1957 
portion of the San Carlos 
Street elevation. Each 
dormer has two small 
diamond pane casement 
windows that flank inset 
floral murals. A chimney is 
located at the intersection of 
the cross gable. Pink stucco 
and half-timbering covers 
the exterior walls and the 
Hofsas House coat of arms, 
created by Fred Hofsas, is 
located at intervals along 
the first-floor wall.  
 
Figure 1: Front elevation of 
Hofsas House, looking 
northwest from San Carlos 
Street. 
 

A steep driveway leads down from San Carlos Street to the rear and lower level of the property. The 
main hotel is centered between the remodeled older residences within the complex and the 1968 North 
Wing. Rising four stories from the parking lot, each level of the 1957 hotel has a balcony which extends 
across the entire floor. The balcony has a Bavarian-style, band sawn wood railing and the balcony is 
divided into separate porches for each room. Each room has a door onto the porch and a window. 
Flights of exterior stairs connect each level. 
 
The two-story, 1968 building to the north of the 1957 building has an L-shaped plan and cross gable 
roof with wide, overhanging eaves and clipped gables. Hotel rooms are located on the upper floor 
while a meeting room and a covered parking area are located on the ground level. The same pink 
stucco and half timbering is used on the exterior. Other details from the 1957 building are incorporated 
into the North Wing such as the gabled dormers1, and the band sawn railings used for the exterior 

The 1968 building’s gabled dormers have murals painted between each casement window. The murals are 
similar to Maxine Albro’s original murals however they were not painted by her since she died in 1966. There is 
no record of who painted the murals for the 1968 North Wing. 
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walkways and balconies. To the south of the rear parking lot is a cluster of buildings that were part of 
the original, pre-1957 hotel complex. Pink stucco covers the exterior walls, but half timbering is not 
used.  
 
A pool and large parking area (with another automobile entrance off of Dolores Street) are located on 
the lower level of the property. Landscaping throughout the complex is minimal except along the 
driveway which leads from San Carlos Street to the covered parking under the North Wing.  
 
The Hofsas House Hotel was established when Carmel’s reputation as a tourist attraction was on the 
rise. Many hotels, inns, and motels were built between 1947 and 1963 and these establishments reflect 
a wide range of architectural styles and themes. The 1957 section of the hotel was designed by Robert 
Jones, who is best known for his contemporary designs. The project contractor was Ralph Stean, who 
specialized in post-adobe style homes. The north wing was designed by San Jose architect Cleve 
Dayton, the same architect who designed Donna Hofsas’ house with the parabolic roof, located off of 
Dolores Street. By May 1968 George Willcox had taken over the project, working with contractors Helm 
and Savoldi. 
 
The Hofsas House is a conglomeration of buildings cobbled together over four decades. Following is a 
timeline of alterations and additions: 
 

May 1948: Harry Hofsas purchases cottages (currently rooms 6, 7, 8, 9, and 10) 
May 1948: New basement added to two-story building on lot 9 (BP# 1604) 
June 1948: Bathroom and living room addition to two-story building on lot 9 (BP# 1625) 
August 1948: Two-story building’s basement remodeled into bedroom and bath on lot 9 (BP# 
1660) 
1952: Building additions (currently rooms 20, 21, 30 and 31) 
March 1952: New apartments added to existing building on lot 9 (BP#2283) 
May 1952: Apartment addition to lot 13 (BP# 2315) 
June 1952: Porch roof addition to Lot 11 (BP# 2337) 
December 1956: Demolition permit for two old residences to create a parking lot for hotel (BP# 
2986) 
January 1957: Construction of 4-story main hotel building with 21 units, night manager’s 
apartment and laundry room 
May 1957: Addition of 5 units to existing 25 units (BP# 3044) 
June 1957: Build swimming pool (BP# 3058) 
November 1959: Remodel bath and hallway in duplex on lot 8 (BP# 3458) 
November 1967: North wing constructed with 8 units, banquet room, kitchen, and two dry 
saunas (BP# 4748) 
January 1968: Tar and gravel roof replaced with shakes and roof structure changed to provide 4” 
minimum pitch on lot 11 (BP# 4744) 
1974: New office added over back office of the lobby and stairs redesigned from the 4th floor to 
the parking lot (BP# 74-101) 
June 1977: Stairs replaced on the north side of the main building (BP# 77-132) 
November 1978: Repair of failed retaining wall (BP# 78-192) 
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Figure 2: North wing looking southwest from San Carlos Street. 

 

 
Figure 3: View of hotel’s porte cochere with mural and family shield, looking 
southwest from San Carlos Street. 
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B10. Significance (continued): 
relocating to the Monterey Peninsula to work for architect Robert Stanton. Jones opened his own 
architectural firm in 1939 designing house plans for war housing and FHA apartments. By the war’s 
end, Jones had opened additional offices in Merced and Oxnard. On the Peninsula, his firm designed 27 
canneries and reduction plants, as well as public buildings for the Monterey Peninsula Airport. His 
Modernist design for the Monterey Airport Administration Building won a major design award from the 
Smithsonian Institute. He also designed the Elks Lodge in Monterey. In Carmel he designed All Saints 
Episcopal Church and the Carmel Youth Center. He designed numerous residences in the area and was 
known for his flat-roofed, Modern style. Robert R. Jones is included in Carmel’s Historic Context 
Statement.  
 
Ralph Leo Stean (1918-2004) was the contractor for the 1957 Hofsas House Hotel project. Stean was a 
Carmel Valley developer and contractor who worked on the Monterey Peninsula from the mid-1940s to 
the 1970s. Early on he specialized in building Post-Adobe residences. Ralph Stean is listed in Carmel’s 
Historic Context Statement. 
 
Cleveland Dayton (1919 - 2012) prepared the preliminary plans for the North Wing, which was built in 
1968. Dayton was an architect with the Creative Design Company, a San Jose firm. The North Wing’s 
plans were revised by George Legge Willox (1903 – 1968), a Carmel architect who is best known for his 
design of the Church of the Wayfarer. Born in Scotland,2 and raised in Canada, Willox graduated with a 
degree in architecture from the University of Michigan. He moved to Carmel from Los Angeles and 
joined Robert Stanton’s firm as head designer. He eventually opened his own architectural practice. 
Willox served on Carmel’s Planning Commission for fourteen years and was appointed to the California 
State Planning Commission by Governor “Pat” Brown. Willox is included in Carmel’s Historic Context 
Statement. 
 
The contracting firm of Helm and Savoldi constructed the North Wing. Walter Helm (1914-1998) 
graduated in 1938 with an engineering degree from the University of Arizona. He settled in Carmel in 
1945, working as a carpenter. Helm became a licensed contractor and partnered with Michigan-native 
and former pro-wrestler Clem Savoldi (1909 – 1999) to form the Helm-Savoldi contracting firm. Helm 
and Savoldi built hundreds of custom homes on the Monterey Peninsula, working with such notable 
architects as Henry Hill, Jon Konigshofer, and Walter Burde. Helm and Savoldi are not included in 
Carmel’s Historic Context Statement. 
 

George Willox Obituary, Carmel Pine Cone, August 20, 1968. 
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Donna Hofsas asked her friend Maxine Albro (1903-1966) 
to paint murals on the inside wall of the porte-cochere. 
She also did three paintings for the reception area. 
Maxine Albro was a nationally known muralist, mosaic 
artist and sculptor. She was one of America’s leading 
female artists, and one of the few women commissioned 
under the New Deal’s Federal Art Project. During that 
time, she executed the California agricultural workers 
mural in Coit Tower. She became a leader in the 
California muralist movement and her work can be found 
in the collections of the Smithsonian American Art 
Museum, MoMA, and the National Gallery of Art, among 
others. She and her husband moved to Carmel in 1938 
and she lived in Carmel until her death. She was named 
an honorary life member of the Carmel Art Association 
and served on Carmel’s first Art Commission. Besides the 
Hofsas House Hotel, her work can be seen locally at Santa 
Catalina School.3 
 
 
 
Figure 4: Photo of Maxine Albro courtesy of the Carmel Art 
Association. 
 

 
In 1961 a glowing review of the Hofsas House Hotel stated:4 
 
“Hofsas House is something new under Carmel’s sun. It’s on a curve of the road leading into the village 
at San Carlos and Fourth. It’s right out of a picture book with gay murals of peasants dancing under a 
smiling sun and diamond paned windows, touched by the flicker of patio torches. A page out of Bavaria 
with king sized beds, jeweled and gold telephones, a delightful, heated swimming pool sheltered from 
the ocean breezes, yet a view of ocean on each of its four levels.” 
 
Evaluation for Significance 
 
Historians use National Register Bulletin 155 as a guide when evaluating a property’s significance 
whether on a local, state, or national level. As a first step, to determine whether or not a property is 
significant, it must be evaluated within its historic context and the City of Carmel’s Historic Context  
Statement6 provides this context. The City of Carmel’s Historic Preservation Ordinance (Section 
17.32.040) reiterates the role of National Register Bulletin 15 in the evaluation of historic resources. 

Maxine Albro Obituary. Carmel Pine Cone. 7/28/1966, p. 19.  
Biggs News, 11/3/1961, p. 4. 

5 National Register Bulletin 15. How to Apply the National Register Criteria for Evaluation. National Park Service. 
1998
6 Historic Context Statement: Carmel-by-the-Sea (Draft). Approved by the City Council December 6, 2022.  
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Adopted eligibility criteria are modeled on the California Register’s four criteria with the addition of 
specific qualifications for Criterion Three (Section 17.32.040.D).  
 
The Hofsas House Hotel is not eligible under Criterion One (Event/Association) despite its association 
with the development of business and tourism in Carmel. The Hosfas House Hotel is one of dozens of 
tourist-serving accommodations built in Carmel during the 1950s and 1960s. Per Carmel’s Historic 
Context Statement, “Properties associated with business and tourism exist in abundance throughout 
Carmel. Significant examples should retain a high degree of integrity. Significance would be enhanced 
by association with prominent members of the business community and with specific businesses or 
business types that were pivotal in the town’s economic development” (p. 31). The Hofsas House 
Hotel’s significance is not enhanced by its association with Donna Hofsas, who did not distinguish 
herself from others in the same business (see Criterion Two). 
 
For a property to be listed under Criterion Two (Important Person) it must be associated with a person 
who is considered significant within Carmel’s historic context. An individual must have made 
contributions or played a role that can be justified as significant and the contributions of the individual 
must be compared to others who were active, prosperous, or influential in the same sphere of interest.  
Carmel had over fifty hotels, inns, and motels that were in operation at the same time Donna Hofsas 
was managing the Hofsas House Hotel. There is no indication in the historical record that Mrs. Hofsas 
played an outstanding role within the tourism community when compared to her peers. Maxine Albro 
painted the murals on the exterior walls of the Hofsas House Hotel, but her life achievements would be 
better represented by her own home which was located on Santa Rita between Fourth and Fifth 
Avenues.  The Hofsas House Hotel is not eligible for listing in the Carmel Inventory of Historic 
Resources under Criterion Two.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 5: Rear elevation of 
1957 hotel looking northeast. 
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A property is eligible under Criterion Three (Design/Construction) if it, “embodies the distinctive 
characteristics of a type, period, region or method of construction or represents the work of a master or 
possesses high artistic values.” Carmel’s Historic Preservation Ordinance includes additional 
qualifications for eligibility under Criterion Three. An historic resource eligible under California Register 
Criterion Three (per Carmel’s Ordinance) should meet at least one of the following four criteria: 

1. Have been designed and/or constructed by an architect, designer/builder, or contractor whose 
work has contributed to the unique sense of time and place recognized as significant in the 
Historic Context Statement. 
The 1958 hotel building was designed by Robert R. Jones and constructed by Ralph Stean, who 
are both listed in Carmel’s Historic Context Statement. Jones is best known for his contemporary 
designs and Stean is best known for his post-adobe residences. The 1968 North Wing was 
initially designed by Clevland Dayton, re-designed by George Willox, and built by Helm and 
Savoldi. George Willox is the only creative individual out of the three who is listed in Carmel’s 
Historic Context Statement. Per Bulletin 15, a property is not eligible as the work of a master 
simply because it was designed by a prominent architect. “The property must express a 
particular phase in the development in the master’s career, an aspect of his or her work, or a 
particular idea or theme in his or her craft.” None of the architects or builders associated with 
the Hofsas House Hotel could claim that the design and/or construction of this hotel was a 
defining moment in their careers, so this criterion is not applicable. 
 

2. Have been designed and or constructed by a previously unrecognized architect, 
designer/builder, or contractor if there is substantial, factual evidence that the architect, 
designer/builder, or contractor contributed to one or more of the historic contexts of the City to 
an extent consistent with other architects, designer/builders or contractors identified within the 
Historic Context Statement. 
This criterion is not applicable. 
 

3. Be a good example of an architectural style or type of construction recognized as significant in 
the Historic Context Statement. 
Bavarian-themed vernacular commercial buildings are not recognized as significant in Carmel’s 
Historic Context Statement. 
 

4. Display a rare style or type for which special consideration should be given. Properties that 
display particularly rare architectural styles and vernacular/utilitarian types shall be given special 
consideration due to their particularly unusual qualities. Such rare examples, which contribute to 
diversity in the community, need not have been designed by known architects, 
designer/builders, or contractors. Rather, rare styles and types that contribute to Carmel’s 
unique sense of time and place shall be deemed significant. 
There are several examples of vernacular style buildings with various thematic attributes in 
Carmel. The Hofsas House Hotel does not display a rare style of architecture and cannot be 
considered eligible under this criterion.  

 
California Register Criterion Three (Design/Construction) has three parts as follows: 
A property is eligible if it 1) embodies the distinctive characteristics of a type, period, region, or method 
of construction, 2) represents the work of a master, or 3) possesses high artistic values. 
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The Hofsas House Hotel does not meet the first part of California Register Criterion Three because it 
does not embody the distinctive characteristics of a particular style of architecture. As evidenced by the 
lengthy list of building permits over a four decades, the hotel complex is an assemblage of disparate 
components, rather than a cohesive stylistic vision. 
 
Although designed and constructed by architects and contractors recognized as significant in Carmel’s 
Historic Context Statement, the Hofsas House Hotel is not representative of their best work. The hotel 
does not meet the second part of Criterion Three. 
 
The Hofsas House Hotel does not meet the third part of Criterion Three because it does not possess 
high artistic values and it does not express aesthetic ideals or design concepts. 
 
The California Register’s Fourth Criterion (Information Potential) is generally reserved for archeological 
sites. There is no evidence in the historical record that the Hofsas House Hotel meets the eligibility 
requirements for Criterion Four. 

 
Integrity 
 
Integrity is defined as the ability of a property 
to convey its significance. There are seven 
aspects of integrity including location, design, 
setting, materials, workmanship, feeling, and 
association. To retain integrity a property must 
retain several if not most aspects. If a property 
does not meet any of the eligibility criteria, then 
integrity is not a consideration as part of the 
evaluation for historical significance. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 6: North wing looking northeast. 
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Summary 
 
To be eligible for the Carmel Inventory a resource must represent a theme in the Context Statement, 
retain substantial integrity, be at least 50 years old, and meet at least one of the four criteria for listing 
in the California Register. The Hofsas House Hotel does not represent a theme in the Context 
Statement. The Hofsas House Hotel does not retain substantial integrity. The Hofsas House Hotel is 
over 50 years old. The Hofsas House Hotel does not meet any of the California Register criteria. In 
summary, Bulletin 15, the Carmel Historic Context Statement, the Carmel Historic Preservation 
Ordinance, and the historical record support the conclusion that the Hofsas House Hotel is not eligible 
for listing in the Carmel Inventory of Historic Resources.  
 

Figure 7: Mosaic shield created by Frederick Hofsas. 
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A-1 PROJECT INFORMATION
A-1.1 RENDERED ELEVATION
A-1.2 RENDERINGS
A-1T TOPOGRAPHIC MAP
A-2 EXISTING SITE PLAN
A-3 EXISTING HOTEL PLANS
A-4 EXISTING HOTEL ELEVATIONS
A-5 EXISTING RESIDENCE PLANS
A-6 EXISTING RES. ELEVATIONS
A-7 SITE PLAN
A-7FD FIRE DEPARTMENT PLAN
A-8 BASEMENT GARAGE  PLAN
A-8.2 PARKING LEVEL 2
A-9 LEVEL 1 FLOOR PLANS
A-10 LEVEL 2 FLOOR PLANS
A-11 LEVEL 3 FLOOR PLANS
A-12 LEVEL 4 FLOOR PLANS
A-13 ROOF PLAN
A-14 EAST & NORTH ELEVATIONS
A-15 WEST & SOUTH ELEVATIONS
A-16 SECTIONS BLDG 1 & 3
A-17 SECTIONS BLDG 2 & 4
A-18 SECTIONS LOBBY & BLDG 5
A-19 ADJACENT PREEXISTING GRADE
A-19B PREEXISTING GRADE W/ BLDGS
A-19C R-1 OBJECTIVES
A-20 PREEXISTING GRADE HEIGHTS
A-21 PREEXISTING GRADE HEIGHTS
A-22 TEN PERCENT SPECIAL FEATURES
A-23 EXISTING HOTEL MASS OVERLAY
A-24 ENLARGED BLDG 1 & 2 LOWER
A-25 ENLARGED BLDG 1 & 2 UPPER
A-26 ENLARGED BLDG 3 & 4 LOWER
A-27 ENLARGED BLDG 3 & 4 UPPER
A-28 MATERIAL BOARD

PROJECT TEAM

PROJECT DESCRIPTION LOCATION MAP
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ARCHITECT:

SURVEYOR:
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LANDSCAPE:

ARBORIST:
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BUILDING HEIGHT

ERIC MILLER ARCHITECTS, INC.
211 HOFFMAN AVE.
MONTEREY, CA 93940 
PH: 831-372-0410
CONTACT: CRISTO STAEDLER & LUYEN VU

Legacy Hotel CarmelLegacy Hotel Carmel

PROJECT DATA

LANDSET ENG. INC.
520-B CRAZY HORSE CANYON ROAD
SALINAS, CA 93907 
PH: 831-443-6970
CONTACT: GUY GIRARDO

HOFSAS HOUSE INC.
REPRESENTED BY CARRIE THEIS
PO BOX 1195 
CARMEL, CA 93921
PH: 831-624-2745

HOTEL UNIT CATALOGUE

TYPE I - GARAGE
TYPE VA- BUILDING

5' RC & 7.5' R1

0' RC & 10' R1

5' FOR 50% @ RC   & 5' FOR 100% 
AT R1
26' @ RC
24' @ R1

ZONING REQUIREMENTS FOR HOFSAS HOUSE HOTEL PARCELS

FLOOR AREA RATIO

BUILDING (LOT) COVERAGE

PARKING

THE PROJECT INCLUDES DEMOLITION OF THE EXISTING HOFSAS HOTEL 
AND RENOVATION/ PRESERVATION OF THE EXISTING HOFSAS HOUSE. THE 
EXISTING HOTEL STRUCTURES ARE 1 TO 4 STORIES IN HEIGHT IN MULTIPLE 
BUILDINGS. THESE STRUCTURES INCLUDE 38 HOTEL UNITS, MANAGER'S 
APARTMENT, BANQUET ROOM, POOL, SERVICE AREAS AND PARKING FOR 26 
CARS ON SITE AND 2 ON SAN CARLOS STREET.

THE PROPOSED HOTEL, CARMEL LEGACY HOTEL, SHALL CONSIST OF 6 
SEPERATE BUILDINGS (AND AN EXISTING HOUSE) CONNECTED WITH ON-
GRADE OR ELEVATED WALKWAYS. THEY SHALL ALL BE TWO STORIES IN HEIGHT 
AND CASCADING DOWN THE STEEP SLOPE.

THE HOTEL SHALL INCLUDE 38 HOTEL UNITS, 2 RESIDENTIAL 
APARTMENTS, HOTEL SERVICE AREAS SUCH AS A 50 SEAT RESTAURANT, 
KITCHEN, CAFE, BUSINESS CENTER, HAIR AND BEAUTY SALON, SPA, FITNESS 
ROOM, POOL, HOTEL STORAGE, MECHANICAL AREAS AND UNDERGROUND 
GARAGES FOR 68 CARS. ACCESSORY USES SUCH AS RESTAURANT, BUSINESS 
CENTER, SPA, FITNESS ROOM, POOL, ETC., SHALL BE ONLY FOR THE USE OF 
THE HOTEL GUESTS.

        THE GARAGES SHALL BE VALET PARKING ONLY AND ALSO SERVE 
DELIVERIES AND WASTE PICK-UP. 

THE HOFSAS HOUSE SHALL BE REPURPOSED AS TWO RESIDENCES, A 
BUSINESS CENTER AND A GYM FOR HOTEL GUESTS. 

N

TREE REMOVAL

1- 3" OAK
1- 4" OAK
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4 5GAL. OAKS SHALL BE PLANTED
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4TH FLOOR LOT 5 & 7

4TH FLOOR LOT 9 & 11

3RD FLOOR LOT 5 & 7

3RD FLOOR LOT 9 & 11

2ND FLOOR LOT 1 & 32ND FLOOR LOT 1 & 3

APARTMENT

2ND FLOOR LOT 9 & 11

2ND FLOOR LOT 9 & 11

2ND FLOOR LOT 5 & 71ST FLOOR LOT 1 & 31ST FLOOR LOT 1 & 3

BUILDING (LOT) COVERAGE OUTLINE

FLOOR PLATE OUTLINE

BUILDING (LOT COVERAGE)

1ST FLOOR LOT 9

1ST FLOOR LOT 9

1ST FLOOR LOT 9

1ST FLOOR LOT 5 & 7

1ST MEETING ROOM LOT 3
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1/16" = 1'-0"1 EXISTING HOTEL FOURTH FLOOR PLAN

1/16" = 1'-0"4 EXISTING HOTEL THIRD FLOOR PLAN

1/16" = 1'-0"2 EXISTING HOTEL SECOND FLOOR PLAN

4TH FLOOR PLAN

2ND FLOOR PLAN

1/16" = 1'-0"3 EXISTING HOTEL GROUND FLOOR PLAN
1ST FLOOR PLAN

1/16" = 1'-0"5 EXISTING HOTEL ROOF PLAN
ROOF PLAN

3RD FLOOR PLAN

(E) FAR Schedule
Type Area Site Area FAR

1st Floor Lot 1 & 3 1987 SF 36200 SF 0.05
1st Floor Lot 1 & 3 903 SF 36200 SF 0.02
2nd Floor Lot 1 & 3 1987 SF 36200 SF 0.05
2nd Floor Lot 1 & 3 884 SF 36200 SF 0.02
2nd Floor Lot 5 & 7 1443 SF 36200 SF 0.04
2nd Floor Lot 9 & 11 1691 SF 36200 SF 0.05
3rd Floor Lot 5 & 7 1444 SF 36200 SF 0.04
3rd Floor Lot 9 & 11 2031 SF 36200 SF 0.06
4th Floor Lot 5 & 7 1461 SF 36200 SF 0.04
4th Floor Lot 9 & 11 1931 SF 36200 SF 0.05
Apartment 311 SF 36200 SF 0.01
Residence Lower Floor 1501 SF 36200 SF 0.04
Residence Upper Floor 1482 SF 36200 SF 0.04
TOTAL: 13 19056 SF 0.53

(E) LOT COVERAGE)
HOFSAS HOTEL
HOFSAS HOUSE
TOTAL COVERAGE

11,959 S.F.
1,809 S.F.

13,768 S.F.

53 %

38%
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LEVEL 3 LOBBY
97' - 0"

LEVEL 4 LOBBY
107' - 0"

LEVEL 4 LOBBY
T.O.P.

115' - "

LEVEL 4 BL  2
97' - 0"

LEVEL 4 BL  2
T.O.P.

10 ' - 0"

LEVEL 3 BL  2
8 ' - "

LEVEL 4 BL  1
T.O.P.

100' - 0"

4
A-17

3
A-17

1
A-1

(E) GRADE
PROPOSED GRADE

2
A-1

LEVEL 3 SPLIT
91' - 0"
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A-18

LEVEL 3 BL  1
80' - "

LEVEL 4 BL  1
91' - 0"

OAK WOOD POSTS & BEAMS

METAL FRAME WINDOWS (BRONZE)

BRONZE ACCENT

PAINTED STEEL BEAM

CARMEL STONE

METAL BERMUDA ROOF (BRONZE)

120' - 7"

BRONZE GUTTER

AUTOMATIC GLASS DOOR

WOOD POST

OAK WOOD PANEL

PROPERTY LINE
PROPERTY LINE

LOBBY BLDG.
BLDG. 2 BLDG. 1

WOOD FRAME WINDOWS

CARMEL STONE

BRONZE GUTTER

METAL BERMUDA ROOF (BRONZE)

OAK WOOD POSTS & BEAMS

STEEL FASCIA

2  PROPOSED EAST ELEVATION (SAN CARLOS ST.)
SCALE: 3/32" = 1'-0"

ADJUSTED PROPERTY LINE

(E) HOTEL OUTLINE 
(E) HOTEL OUTLINE 

(E) HOTEL OUTLINE 
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80' - 0"

LEVEL 4 LOBBY
107' - 0"
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T.O.P.

115' - "

LEVEL 1 LOBBY
9' - 0"

PAR IN  F.F.
47' - "
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97' - 0"

LEVEL 4 BL  2
T.O.P.

10 ' - 0"

LEVEL 3 BL  2
8 ' - "

LEVEL 2 BL  4
7 ' - 0"

LEVEL 1 BL  4
5' - "

LEVEL 4 BL  1
T.O.P.

100' - 0"

LEVEL 3 BL  3
ROOF
8 ' - "

LEVEL 2 BL  3
7 ' - 0"

LEVEL 1 BL  3
5' - " HOUSE FLOOR

' - 8 1/2"

LEVEL 3 FRONT
97' - 0"

LEVEL 3 SPLIT
91' - 0"

LEVEL 4 SPLIT
105' - 0"

LEVEL 3 BL  1
80' - "

LEVEL 4 BL  1
91' - 0"

PREEXISTING GRADE +24'
(SEE SHEET A-19)

PROPERTY LINE PROPERTY LINE

BLDG. 5 BEHIND

BLDG. 1

BLDG. 3

HOFSAS HOUSE BEHIND

HOUSE ARA E
57' - 4"

METAL FRAME WINDOWS (BRONZE)
CARMEL STONE

METAL BERMUDA ROOF (BRONZE)

BRONZE GUTTER

CARMEL STONE COLUMN

OFF-WHITE STUCCO

METAL FRAME WINDOW (BRONZE)

BRONZE METAL PLANTER

BRONZE METAL SLAB EDGE (EAVE)

WOOD RAFTER TAIL

LEVEL 4 RAISE
108' - "

SMOOTH STONE TILES 

1  PROPOSED NORTH ELEVATION (3RD AVE.)
SCALE: 3/32" = 1'-0"
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LOBBY BLDG BEHIND

SAN CARLOS ST.

DOLORES ST.

(E) TOPOGRAPHY

(E) TOPOGRAPHY
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LEVEL 2 LOBBY
80' - 0"

LEVEL 1 LOBBY
69' - 0"

PAR ING F.F.
47' - 6"

LEVEL 4 BLDG 2
97' - 0"

LEVEL 4 BLDG 2
T.O.P.

106' - 0"

LEVEL 3 BLDG 2
86' - 6"

LEVEL 2 BLDG 4
76' - 0"

LEVEL 1 BLDG 4
65' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

LEVEL 3 BLDG 3
ROOF

86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
65' - 6"

4
A-17

1
A-16

HOUSE FLOOR
66' - 8 1/2"

2
A-16

LEVEL 3 SPLIT
91' - 0"

5
A-18

LEVEL 3 BLDG 1
80' - 6"

LEVEL 4 BLDG 1
91' - 0"

METAL FRAME WINDOWS (BRONZE)

CARMEL STONE COLUMN

OFF-WHITE STUCCO

WOOD RAFTER TAIL

BRONZE METAL SLAB EDGE (EAVE)

(E) BLOCK WALL PAINTED GREY

(E) SLAB EDGE (BLACK)

(E) GREY WOOD SIDING

OFF-WHITE STUCCO

(E) GREY PARABOLIC ROOF

METAL FRAMED GLASS GARAGE DOOR

(E) GLASS WALL

GLASS GUARDRAIL

PROPERTY LINE
PROPERTY LINELOBBY BLDG. BEHIND

BLDG. 4

BLDG. 5

BLDG. 3

BLDG. 1 BEHIND

BLDG. 2 BEHIND

METAL RAILING (BRONZE)

BRONZE METAL PLANTER

BLDG OUTLINE BEHIND

BLDG OUTLINE BEHIND

1  PROPOSED WEST ELEVATION (DOLORES ST.)
SCALE: 3/32" = 1'-0"

ADJUSTED PROPERTY LINE

ADJUSTED PROPERTY LINE
NEIGHBORING BUILDINGS NEIGHBORING BUILDINGS NEIGHBORING BUILDINGS

(E) HOTEL OUTLINE

(E) HOTEL OUTLINE
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4'
 - 

6"
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' -
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"
9'

 - 
0"

21
' -

 6
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 0
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SVENDSGAARD OUTLINE BEHIND

SVENDSGAARD INN

105' - 0"

100' - 0"

PAR ING L2 F.F.
56' - 6"

120' - 7"

(E) HOTEL OUTLINE

126' - 7 1/2"

LEVEL 3 LOBBY
97' - 0"

LEVEL 2 LOBBY
80' - 0"

LEVEL 4 LOBBY
107' - 0"

LEVEL 4 LOBBY
T.O.P.

115' - 6"

LEVEL 1 LOBBY
69' - 0"

PAR ING F.F.
47' - 6"

6
A-18

HOUSE FLOOR
66' - 8 1/2"

LEVEL 3 SPLIT
91' - 0"

LEVEL 4 SPLIT
105' - 0"

METAL BERMUDA ROOF (BRONZE)

GLASS GUARDRAIL

PROPERTY LINE

PROPERTY LINE

PREEXISTING GRADE  +24'
(SEE SHEET A-19)

OFF-WHITE STUCCO

BRONZE METAL SLAB EDGE (EAVE)

CONCRETE RETAINING WALL

STEEL FASCIA

CARMEL STONE

METAL FRAME WINDOWS
STEEL RAILING (BRONZE)

BRONZE GUTTER

OAK WOOD POSTS & BEAMS

OAK WOOD PANEL

BRONZE ACCENT FRAME

STEEL BEAM

OFF-WHITE PLASTER

METAL FRAME WINDOW

CARMEL STONE COLUMN

WOOD RAFTER TAIL

BRONZE PLANTERS

STEEL STAIR WITH WOOD TREADS

LOBBY BLDG.

BLDG. 5

LEVEL 4 RAISED
108' - 6"

2  PROPOSED SOUTH ELEVATION
SCALE: 3/32" = 1'-0"

SAN CARLOS ST.

DOLORES ST.

PREEXISTING GRADE  
(SEE SHEET A-19)

(E) HOTEL OUTLINE

(E) HOTEL OUTLINE
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(SEE SHEET A-19)
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PAR ING F.F.
47' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

LEVEL 3 BLDG 3
ROOF

86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
65' - 6"

UNIT B

UNIT D

UNIT D

UNIT A2

MECHANICAL

TUNNE;L

LEVEL 3 BLDG 1
80' - 6"

LEVEL 4 BLDG 1
91' - 0"

LEVEL 2 BLDG 1
71' - 0"

SECTION 2 (BLDG. 1 &3)
SCALE: 1/8" = 1'-0"
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86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
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UNIT A2

MECHANICAL

SECTION 1 (BLDG. 1 &3)
SCALE: 1/8" = 1'-0"
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17.14.150 Building Height.

A. No building shall have more than two stories above grade. 

Additional underground floors, not defined as a story, may be 

authorized by a use permit approved by the Planning Commission 

when the use of these floors is expressly limited to the parking of 

vehicles, noncommercial storage and mechanical equipment serving 

the building
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PAR ING F.F.
47' - "

LEVEL 4 BL  2
97' - 0"

LEVEL 4 BL  2
T.O.P.

10 ' - 0"

LEVEL 3 BL  2
8 ' - "

LEVEL 2 BL  4
7 ' - 0"

LEVEL 1 BL  4
5' - "

UNIT A2

UNIT B

UNIT D

UNIT D

MECHANICAL

BASEMENT GARAGE

TUNNEL

SECTION 3 (BLDG. 2 & 4)
SCALE: 1/8" = 1'-0"
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CARMEL CODE 17.06.020-
RULES OF MEASUREMENT

F.   "On sites disturbed from previous 
grading or excavation activities, an 
approximation of preexisting conditions may 
be used as a reference for determining 
average or existing grade using grades on 
adjacent sites, retaining walls and prior 
survey maps. All such grade approximations 
shall require the concurrence of the 
Department and a determination that the 
resulting project complies with all 
requirements of the Zoning Ordinance, 
avoids large exposed cuts and unnatural 
topography and is consistent with R-1 design 
objectives."
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*SEE ATTACHED RESPONSE DOCUMENT 
ON  R-1 DESIGN OBJECTIVES
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A. The Urban Forest. Site improvements and the public right-of-way should be designed to 
preserve significant trees and to perpetuate the established urban forest in each 
neighborhood where it exists. Each site should contribute to the urban forest or other 
vegetation characteristic of the neighborhood, by harboring an appropriate number and 
mix of trees and/or shrubs consistent with the neighborhood context and the neighborhood 
streetscape.

The Legacy Hotel
R-1 Design Objectives

B. Neighborhood Design. Each site shall contribute 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. 
It is intended by this objective that diversity in architecture be encouraged while preserving 
the broader elements of community design that characterize the streetscape within each 
neighborhood.

C. Site Design. Good site design is essential to good building design. Site improvements 
shall be compatible with, and sensitive to, the natural features and built environment of the 
site and of the surrounding area. Design solutions should relate to and take advantage of 
site topography, vegetation and slope. Designs shall recognize the limitations of the land 
and work with these limitations, rather than ignoring them or trying to override them.

D. Mass and Bulk. Residential designs shall maintain Carmel’s enduring principles of 
modesty and simplicity and preserve the City’s tradition of simple homes set amidst a forest 
landscape. Buildings shall not present excess visual mass or bulk to public view or to 
adjoining properties. Large box-like buildings and buildings with large, continuous, 
unrelieved surfaces can appear massive. Designing building and roof planes with just a 
few, simple forms and keeping floor levels and plate heights close to grade help reduce 
mass and bulk. The use of natural materials such as wood or stone and the creative use of 
landscaping can also help to avoid excess mass by introducing texture, variety and 
screening.

E. Scale. Buildings shall relate to a human scale in their forms, elements and in the 
detailing of doors, windows, roofs and walkways. Oversized design elements make 
structures appear dominating and monumental. This out-of-scale character represents a 
poor fit to the human form, vitiates the more intimate, rural charm and village character of 
Carmel-by-the-Sea and shall be avoided.

F. Boxed-in Neighbors. Designs should preserve reasonable access to light, air and open 
space for surrounding properties when considered cumulatively with other buildings in the 
neighborhood. Designs incorporating tall or bulky building elements located near an 
adjoining site that is already partially boxed-in by previous development should be 
avoided.

G. Privacy. Designs should respect the privacy of neighbors. The placement of windows, 
doors, balconies and decks should be sensitive to similar improvements on neighboring 
properties.

H. Open Space. The design of structures shall be coordinated with 
open space to enhance the park-like environment of the City. Open 
space should be distributed around buildings to provide visual relief 
from structural bulk and a distinct separation from buildings on 
adjacent sites. Open space is a shared community resource and some 
front yard open space on each site should remain visible from the 
street when this is consistent with the context established by 
neighboring sites.

I. Landscaping. Designs should coordinate structural elements with 
landscaping to achieve a pleasing overall site design. Landscaped 
open space on-site can help enhance the urban forest, or other 
vegetation characteristic of the neighborhood, by coordinating with 
open space on neighboring sites and roadside vegetation. 
Landscaping also can aid in achieving other design objectives such 
as breaking up mass and bulk and protecting privacy, but such use 
of landscaping should not substitute for good building design.

J. Public Views. Buildings shall be located and designed to preserve 
significant coastal views from the public right-of-way in 
conformance with Section 30251 of the California Coastal Act. The 
protection of public views should not prevent reasonable 
development of the site, yet development shall not preclude 
reasonable protection of any significant coastal view.
The proposed hotel does not increase obstruction of any current 
views. The proposed hotel is positioned lower than the current hotel 
in relation to all surrounding properties with views. 

K. Private Views. Designs should respect views enjoyed by neighboring 
parcels. This objective is intended to balance the private rights to views 
from all parcels that will be affected by a proposed building or 
addition. No single parcel should enjoy a greater right than other 
parcels except the natural advantages of each site’s topography. 
Buildings which substantially eliminate an existing significant view 
enjoyed on another parcel should be avoided.

L. Solar Access. Designs should preserve the rights to reasonable solar 
access on neighboring parcels. Excessively tall buildings, particularly 
those near a north property line, which would block the free passage of 
the sun onto neighboring solar collectors or south-facing windows on 
neighboring sites, should be avoided.

M. Equity. Design controls and conditions of approval should be 
reasonable and fair. (Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 
2004).

The Legacy Hotel not only meets the description and perpetuation of the “Urban 
Forest”, but re-imagines how the vegetation and architecture can be integrated into one; 
occupying and interacting within the built environment of the hotel. 

Each building provides a vegetative Roof Deck that houses a variety of trees and 
shrubs. Essentially, redefining the ground plane and perpetuating the “Urban Forest” tree 
canopy above each building.  Plantings and greenery can be found within the interblock 
walkways and circulation corridors between the buildings. Low-profile ground-cover or 
grasses are even planned to be integrated into the floor slab of the public space closest to 
Dolores Street.

In addition, forestry recommended trees and plantings will be added along San Carlos 
Street for improvement to the current streetscape. This will act to give a sense of natural 
proportion, balance and scale to the San Carlos facade; while providing an environmental, 
visual boundary to visitors entering the city from Camino Del Monte. 

The current site is barren, so every effort has been made to preserve any existing trees 
and surrounding shrubs. 

The design and aesthetic of the Legacy Hotel is a composition of many celebrated 
local architectural expressions. Most notably, the hotel, inadvertently, shares many of the 
characteristics seen in Carmel’s most iconic architectural attraction; the Clinton Walker 
house by Frank Lloyd Wright. The same use of Carmel Stone to clad heavy elements that 
visually anchor the structure to the landscape. Accompanied by low- sloping, bermuda-
style metal hip roofs and windows that are delineated with unique wood-lined borders. 

Using timber and locally sourced stone with Craftsman articulation and detail, the 
architecture builds off of the shoulders of celebrated Carmel, Coastal, and Californian 
design styles. The massing is broken up into a collection of smaller buildings, with a clear 
emphasis on holding the street line while cascading down in accordance with the local 
topography. 

In fact, the current site is completely excavated into a 4 story pit. So the Legacy acts to 
redefine the lost pre-existing natural grade, by stepping down in multiple directions and 
providing a gradual interpretation of what the hillside once was. Allowing visitors and 
pedestrians to safely traverse and navigate between blocks; restitching the natural urban 
fabric.

The neighboring property (The Svendgaard) is pulled away from San Carlos, 
welcoming visitors to Carmel with a view of a parking lot and motel style swimming pool. 
We find it important to follow Carmel and European planning strategies, by holding the 
street edge and essentially funneling the pedestrians towards downtown.  Yet, in the same 
breath, the San Carlos Street buildings maintain a low profile (sometimes with only 1 story 
visible) and adhere to the height objectives and massing objectives of the village character. 

See response to Objective B for site design in relation to topography. 
The Legacy Hotel takes a unique approach to site and circulation design, which should 

improve the neighborhood character and move away from the outdated “Motel model”
that is hurting the City’s character. 

Carmel’s charm is negatively impacted by hotels/ motels with exposed exterior 
walkways featuring a wall of hotel room doors visible from the street. The Legacy Hotel site 
design features a central, outdoor corridor that leads guests to all buildings from the center 
of the property. This allows the San Carlos Facade to conceal circulation corridors/ hotel 
room doors/ and stairwells from the eye of the public. 

This central artery is essential to the handicap accessibility of all buildings, while 
allowing the buildings to cascade down in accordance with the topography. 

TThhee  LLeeggaaccyy  wweeaavveess  aa  ssiimmppllee  ccoommppoossiittiioonn  bbeettwweeeenn  CCaarrmmeell  SSttoonnee  ttoo  ddeennoottee  tthhee  hheeaavvyy//  
aanncchhoorriinngg  eelleemmeennttss,,  wwiitthh  aa  nneeuuttrraall  ssttuuccccoo  ffoorr  mmoosstt  wwaallllss,,  aanndd  ttiimmbbeerr  ffrraammeedd  wwiinnddooww  
sseeqquueenncceess,,  ppaanneelliinngg  aanndd  rraafftteerr  ttaaiillss  ffoouunndd  tthhrroouugghhoouutt..  TThhee  ssiimmppllee  mmaassssiinngg  iinncclluuddeess  oonnee  
llooww  hhoorriizzoonnttaall  eelleemmeenntt  iinntteerrsseeccttiinngg  wwiitthh  oonnee  oorr  ttwwoo  ttoowweerr--lliikkee,,  vveerrttiiccaall  eelleemmeennttss..  

TThheessee  ttoowweerrss  aarree  ffoouunndd  iinn  ssttrraatteeggiicc  llooccaattiioonnss  tthhrroouugghhoouutt  tthhee  pprroojjeecctt,,  wwiitthh  tthhee  mmaaiinn  
ttoowweerr  ssiiggnnaalliinngg  tthhee  eennttrraannccee  ttoo  tthhee  LLoobbbbyy..  DDuuee  ttoo  tthhee  rreessttrriiccttiinngg  hheeiigghhtt  lliimmiittaattiioonnss,,  tthheessee  
““ssppeecciiaall  ffeeaattuurreess”” aallllooww  tthhee  bbuuiillddiinnggss  ttoo  mmaaiinnttaaiinn  aa  pprrooppeerr  ssccaallee  aanndd  ssttrreeeett  pprreesseennccee,,  
wwiitthhoouutt  eexxcceeeeddiinngg  aa  hheeiigghhtt  pprroottrruussiioonn  ppeerrcceennttaaggee  ooff  1100%%..  WWiitthhoouutt  tthheessee  ttoowweerrss,,  tthhee  
bbuuiillddiinnggss  wwoouulldd  hhaavvee  aa  ddiissccoonnnneecctteedd  rreellaattiioonnsshhiipp  wwiitthh  tthhee  hhuummaann  ssccaallee  oonn  SSaann  CCaarrllooss  
SSttrreeeett..  TThhiiss  iiss  dduuee  ttoo  hhaavviinngg  ttoo  ssiinnkk  tthhee  bbuuiillddiinngg  ssoo  ffaarr  ddoowwnn  bbeellooww  tthhee  ssttrreeeett,,  tthhaatt  
ppeeddeessttrriiaannss  aarree  ssoommeettiimmeess  mmeett  wwiitthh  aa  vviieeww  ooff  tthhee  rrooooff..  TThhee  ttoowweerrss  hheellpp  ttoo  rreeggaaiinn  aann  
oorrddiinnaarryy  ssttrreeeett  hheeiigghhtt,,  ssccaallee  aanndd  pprrooppoorrttiioonn..  

TThheerree  aarree  nnoo  lloonngg  ssttrreettcchheess  ooff  ssiimmuullttaanneeoouuss  ssuurrffaaccee..  TThhee  bbuuiillddiinngg  ssuurrffaaccee  jjooggss  aanndd  
bbuummppss  ttoo  aa  mmiinniimmuumm  ddeeggrreeee,,  oofftteenn  aaccccoommppaanniieedd  bbyy  aa  mmaatteerriiaall  cchhaannggee  ffrroomm  ssttoonnee  ttoo  
ssttuuccccoo..  TThhee  nnaattuurraall  aanndd  nneeuuttrraall  ccoolloorr  ppaalleettttee  ooff  bbrroowwnnss,,  bbeeiiggeess  aanndd  wwoooodd  ggrraaiinn  wwoorrkk    ttoo  
bblleenndd  aarrcchhiitteeccttuurree  iinnttoo  tthhee  UUrrbbaann  FFoorreesstt  aanndd  ssuurrrroouunnddiinngg  ccoonntteexxtt..  

As stated in the previous objective, our building has adapted and responded to the 
unnatural topographic challenges and pre-existing excavated pit. The buildings cascades 
down the hill, re-establishing the pre-existing slope of the hillside. 

The proposed buildings decrease the scale and dominating behavior of the previous 
hotel. The existing hotel towers above the neighborhood as a 4 story wall of hotel units. 
The Legacy structures, in contrast, are broken up and dropped down into the hillside to 
meet Carmel’s objective on scale. 

The Lobby Building, purposely, represents the uppermost point of the aggregation of 
buildings throughout the site. This allows the architecture to delineate its function as the 
gateway and central node of the aggregation of buildings. Yet, even this building retains a 
26 foot height from the finish grade of San Carlos Street. The Lobby also steps down to 
split levels in accordance with the sloping topography; only allowing special features 
(towers) to extend up vertically as architectural statements. These provide a vertical rhythm, 
and break up the horizontal attributes of the structure. 

The Legacy Hotel preserves reasonable access to light, air and open space for 
surrounding properties. Even allowing the public to pass through the outdoor open spaces 
and intra-block walkways that connect the surrounding streets. The hotel steps down in 
terraced increments, which allow sunlight from the East to reach the properties below on 
Dolores. Southern sunlight exposure is unobstructed to all neighboring properties. 

The design respects the privacy of neighbors. The hotel rooms orient main openings/ 
sliding glass doors to the West, overlooking the privately owned Legacy Hotel property 
towards the sea. There are no privacy conflicts with any neighboring properties along 
Dolores, as they exist on a lower grade level than the hotel. This is illustrated on the North 
Elevation (Sheet A-14).   

Interconnected pathways, intra-block walkways, and the arterial 
central corridor all act to provide visual separation and circulation 
connections between all the buildings. 

Building 5, closest to Dolores, features a landscaped community 
terrace. This allows the building to be set back from the 
neighborhood, with the outdoor terrace leading to the street edge. 
Therefore, the Hofsas House Residence is the only building with a 
direct contextual relationship to the Dolores Street neighborhood. 
Each building features an open Roof Deck, which allows each 
building footprint usage to be enhanced with both interior and 
outdoor space. 

Please refer to the answer to Objective A.

The proposed hotel does not increase obstruction of any current 
views. The proposed hotel is positioned lower than the current hotel 
in relation to all surrounding properties with views. 

The proposed hotel does not increase obstruction of any current 
views. The proposed hotel is positioned lower than the current hotel 
in relation to all surrounding properties with views. 

Please refer to the answer to Objective F.

The design aims to adhere to all reasonable and rational 
interpretations of the code and approval processes.

-
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10% LIMIT = 2,278 S.F.
(E) 

2.8% PROPOSED = 640 S.F.

HEIGHT PROTRUSIONS
(SPECIAL DESIGN FEATURES "TOWERS")

17.14.150 Building Height.

Small areas not exceeding 10 percent of the proposed building coverage and 

occupied by special design features such as towers, steeples and 

ornamentation may exceed these heights if approved by the Planning 

Commission.

TOWER- Tower, any structure that is relatively tall in proportion to the 

dimensions of its base. It may be either freestanding or attached to a 

building or wall. 

-ENCYCLOPEDIA BRITANNICA

-a tall, narrow building, either freestanding or forming part of a building...

-OXFORD LANGUAGES

TOWER ELEMENTS

1

(EXEMPT VIA PLANNING COMMISSION)
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