() CITY OF CARMEL-BY-THE-SEA

APP 24118 (Hofsas House Hotel)

Appeal of a Planning Commission Approval
San Carlos Street 2 NW of 4th Ave

City Council Meeting
July 9, 2024
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APP 24118 (Hofsas House Hotel)

January & October 2023 community meetings hosted by the applicant
May 2023 presentation to the Carmel Chamber of Commerce
December 2023 Planning Commission conceptual review and feedback
December 2023 Historic Resources Board determinations for the hotel and the house
April 10, 2024 Planning Commission approval of the project
e Design Review, Lot Line Adjustment & Coastal Development Permit (DR 24059)
* Demolition and reconstruction of a 38-room hotel
* Use Permit (UP 24060)
* Hotel operations, including accessory uses
* Conversion of portions of Donna Hofsas House for hotel accessory uses
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The Project
e 38-room hotel

San Carlos Street
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APP 24118 (Hofsas House Hotel)

April 24, 2024 Appeal of the Use Permit approval (N. Kruse, CPA)

Failure to adequately assess environmental impacts

Challenge the use of a categorical exemption for infill development

May have significant traffic, noise and air quality (asbestos release) impacts
Asserts unusual circumstances:

Surrounded by residential dwellings

Truck traffic and associated noise, traffic impacts, and air quality impacts
Loss of a historic facade

Incomplete plan views, assessment of height

Increase in glass on west elevation, increased reflective glare
Parking impacts during demolition and construction

Traffic and circulation impacts from construction vehicles
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APP 24118 (Hofsas House Hotel)

The California Environmental Quality Act (CEQA) (see-kwuh) “generally requires state
and local government agencies to inform decision-makers and the public about the
potential environmental impacts of proposed projects and to reduce those
environmental impacts to the extent feasible.

The Secretary of the Natural Resources Agency has found that thirty-three classes
(categories/types) of projects do not have a significant effect on the environment, and
they are declared to be categorically exempt from the requirement to prepare an
environmental document.

One categorical exemption was relied upon during the Planning Commission review
(Class 32). The project qualifies under four categorical exemptions (Classes 2, 3, 31, &
32).
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APP 24118 (Hofsas House Hotel)

Class 2 Replacement / Reconstruction:

* Projects proposing the replacement or reconstruction of existing structures and
facilities where the new structure will be located on the same site as the structure
replaced and will have substantially the same purpose and capacity as the structure
replaced.

Replacement of existing structures (Hofsas House Hotel) with new structures (Carmel

Legacy Hotel) on the same site (APN: 010-124-001, 010-124-001) and with the same
purpose (hotel/transient lodging) and capacity (38 rooms).
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APP 24118 (Hofsas House Hotel)

Class 3 Conversion of Small Structures
* Consists of the conversion of existing small structures from one use to another, where
only minor modifications are made to the exterior of the structure.

Limited to the conversion of the historic Donna Hofsas House from a single-family
residence to a two-family residence with accessory ‘guest only’ hotel uses, including a

gym/fitness center and business center. No exterior modifications to the structure are
proposed.
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APP 24118 (Hofsas House Hotel)

Class 31 Preservation of Historical Resources

* Consists of projects limited to rehabilitation, restoration, preservation, or conservation
of historical resources in a manner consistent with the Secretary of the Interior’s
Standards for the Treatment of Historic Properties.

Limited to the interior remodeling of the historic Donna Hofsas House.

CITY OF CARMEL-BY-THE-SEA 8



APP 24118 (Hofsas House Hotel)

Class 32 Infill Development Projects
e Consists of projects characterized as in-fill development meeting the conditions described in
subcategories (a) through (e).

(a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.
(b) The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses.
(c) The project site has no value as habitat for endangered, rare, or threatened species.
(d) Approval of the project would not result in any significant effects relating to traffic,
noise, air quality, or water quality.
(e) The site can be adequately served by all required utilities and public services.

* Focusing on subcategory (a) and (d) which have been raised in the appeal.

e Subcategory (b), (c), and (e) are not disputed.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (a):

(a) The project is consistent with the applicable general plan designation and all applicable

general plan policies as well as with applicable zoning designation and regulations.
* General Plan Designation: Commercial/Residential

* Visitor accommodations are allowed.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (a):

Applicable General Plan policies, Land Use Element:

P1-5 Preserve the development pattern established in the commercial area with a
central core area of ground floor retail and service activities surrounded by a less
intensive buffer area of residential, motels, offices, and other uses.

P1-17 Prohibit the creation of any additional motel units within the City.

P1-59 Preserve the existing land use pattern in the commercial district with retail
uses limited to the core area at ground level surrounded by a buffer area of
residential uses, motels, and offices that provide a transition to the residential
district. Ensure that land use and design standards for these two areas remain
coordinated.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (a):

e Applicable General Plan policies, Noise Element (public comment):
 P9-8 Apply the noise and land use compatibility standards as shown in Table 9.2:
Land Use Compatibility for Community Noise Environments to all new residential,
commercial, and mixed-use proposals, including condominium conversions.
* P9-9 Require acoustical reports and evaluation of noise mitigation measures for
projects that would substantially increase noise.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (a):

e Applicable General Plan policies, Noise Element (public comment):
 P9-10 Develop standard noise mitigation measures that can be incorporated into

new developments.
 P9-11 The standard noise mitigation measures shall not preclude creative solutions
addressing unique situations when there are conflicts between noise levels and

land use.
* P9-12 Protect residential areas from excessive noise from traffic, especially trucks

and buses.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (a):

(a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.
* Zoning Designation: Residential and Limited Commercial (RC)

* Appropriate location for permanent and transient residential uses.

e A transition and buffer district between the CC/SC and R-1/R-4 Districts.

e April 10, 2024 Planning Commission staff report (Attachment 7) details the
project’s consistency with zoning regulations.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (d):

(d) Approval of the project would not result in any significant effects relating to traffic,

noise, air quality, or water quality.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (d):

Traffic (post-construction)
* Hexagon Transportation Consultants, Inc VMT and Parking Assessment
e Screening threshold for small projects generating fewer than 110 trips per day
e Less than significant transportation impact

Traffic (construction)
e Construction Management Plan required (standard condition of all development
projects)
e Construction staging, truck haul route, traffic control measures for material deliveries,
contractor parking, project scheduling, construction hours, building materials storage,
erosion control, construction best management practices.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (d):

Noise

* P9-4 Ensure that construction activities are managed to minimize overall noise impacts
on surrounding land uses.
e Limits on hours of construction (CMC 15.08.180)
e 8amto 6:30 pm Monday - Saturday

e (CMC8.56, Class B Noise
* Noise created or generated within or adjacent to residential property which is
necessary and normally associated with property maintenance and construction.
e Class B noise is prohibited between 6:30 pm and 8 am the following day.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (d):

Air quality
 Monterey Bay Air Resources District (MBARD)
* Regulatory authority over stationary sources of air emissions
 CEQA Air Quality Guidelines (2008)
* Emissions from construction activities represent temporary impacts that are

typically short in duration.
e Screening threshold is grading and excavation of more than 2.2 acres per day.

Project site is less than 1 acre and disturbed by previous grading activities.
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (d):

Air guality (asbestos)
* Monterey Bay Air Resources District (MBARD)

* Regulatory authority over uncontrolled emissions of asbestos.
* Third-party inspection and survey for hazardous materials prior to commencing work.
* Removal under controlled conditions by contractors with specialized asbestos training.
* Proper disposal techniques.

National Emissions Standard for Hazardous Air Pollutants (NESHAP), Monterey Bay Air Resources

District (MBARD) Rule 424 & 439, California Occupational Safety and Health Administration (Cal-
OSHA).
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APP 24118 (Hofsas House Hotel)

Class 32 Infill Development, Subcategory (d):

Water quality
e CMC 17.43 (Water Quality Protection Ordinance)
* National Pollutant Discharge Elimination System (NPDES) Phase |l Permit

e CMC 17.43.030, erosion and drainage control plan
* Included with a construction management plan
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APP 24118 (Hofsas House Hotel)

Exceptions to the Categorical Exemptions
* Location

* Cumulative Impact

* Significant Effect

* Scenic Highways

 Hazardous Waste Sites

e Historical Resources

Significant Effect is the only exception contested.
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APP 24118 (Hofsas House Hotel)

Exceptions to the Exemptions
* Significant Effect. A categorical exemption shall not be used for an activity where there
is a reasonable possibility that the activity will have a significant effect on the
environment due to unusual circumstances.
* Appeal: Proximity of residential dwellings subjected to construction activities
 Hotelis located in a zoning district where they are allowed and are deemed an
acceptable transitional use between the commercial core and residential
neighborhoods.

* There are two other hotels located adjacent to the project further
demonstrating that a hotel in this location adjacent to residential
neighborhoods is not unusual.

 The CMC allows nonconforming hotels in the R-1 to be reconstructed (within
certain parameters) demonstrating that proximity of hotels to residential

neighborhoods is not an unusual circumstance.
CITY OF CARMEL-BY-THE-SEA 24




Construction is inconvenient and disruptive
Construction management plans aim to minimize the
disruption to the greatest extent possible
Construction hours are strictly regulated

A lack of parking throughout the village is challenging
for any construction project

Traffic control plans are part of all construction
projects

CITY OF CARMEL-BY-THE-SEA

Sity of Carmel-By-The-Sea

TRAFFIC CONTROL PLAN - 2018 HANDOUT

Objective:

The objective of a Traffic Control Plan (TCP) is to permit a contractor, utility, or developer to
work within the public nght-of-way in a safe, efficient, and effective manner while maintaining a
safe, uniform flow of vehicle traffic. Additionally, a TCP ensures safe provisions for bicyclists
and pedestrians to bypass the construction Work Zone.

TCPs shall be submitted to the Community Planning and Building Department at Carmel City
Hall on Monte Verde, between Ocean and 7™ Avenue, at least 48 hours prior to obstructing any
travel to allow for Public Works review and approval and for notifications to the Carmel Police
and Fire Departments.

A TCP must be submitted to the City for approval in the following circumstances:

Obstructing one or more travel lanes along any arterial street: Carpenter Street, Junipero
Street, Ocean Avenue, Rio Road, and San Carlos Street (south of Ocean)

»

Obstructing one or more travel lanes along the truck and bus routes (including portions
of 2™ Avenue, 8 Avenue, Carpenter Street, Junipero Street, and San Carlos Street
(south of Ocean)

w

Obstructing one or more travel lanes along any of the following collector streets: 4
Avenue (west of Dolores), 8% Avenue, Camino Del Monte Avenue, Mountain View
Avenue, San Antonio (Ocean to Santa Lucia), Santa Lucia (east of Dolores), and Scenic
Drive.

4. Obstruction of one travel lane in a residential area for more than eight (8) hours
5. Obstruction of one travel lane in the business district for more than four (4) hours

6. All proposed road closures

Note: As an alternative to obstructing traffic, parking spaces can be purchased on a day-by-day
basis by contacting the Executive Assistant at City Hall at phone number (831) 620-2000

Traffic Control Plan Preparation Requirements:
Every TCP submitted for City raview and approval must conform to the following guidelines

TCP shall reflect actual job site conditions.

TCPs shall be prepared to scale on 24" x 36" or 11" x 17" sheets.
Use legible lettering

Provide a legend for symbols used

Provide a north arrow.
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APP 24118 (Hofsas House Hotel)

Recommendation

* Adopt Resolution 2024-061 (Attachment 1) denying an appeal, determining that the
Carmel Legacy Hotel Project is exempt from the California Environmental Quality Act
(“CEQA”) and upholding the Planning Commission’s April 10th, 2024, approval of
Design Review application DR 24059, Use Permit application UP 24060, associated Lot
Line Adjustment and Coastal Development Permit for the Carmel Legacy Hotel Project
which entails the demolition of the existing 38-room Hofsas House Hotel and the
construction of the proposed new 38-room Carmel Legacy Hotel located on San Carlos
Street 2 northwest of 4th Avenue. APN: 010-124-001-000, 010-124-014-000.
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APP 24118 (Hofsas House Hotel)

Questions?
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APP 24118 (Hofsas House Hotel)

Video

https://vimeo.com/932710674?share=copy
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APP 24118 (Hofsas House Hotel)

Exceptions to the Exemptions

Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project

is to be located — a project that is ordinarily insignificant in its impact on the
environment may in a particularly sensitive environment be significant. Therefore,
these classes are considered to apply all instances, except where the project may
impact on an environmental resource of hazardous or critical concern where
designated, precisely mapped, and officially adopted pursuant to law by federal, state,
or local agencies.

Cumulative Impact. All exemptions for these classes are inapplicable when the
cumulative impact of successive projects of the same type in the same place over time
is significant.

CITY OF CARMEL-BY-THE-SEA 29



APP 24118 (Hofsas House Hotel)

Exceptions to the Exemptions

Scenic Highways. A categorical exemption shall not be used for a project which may

result in damage to scenic resources, including but not limited to, trees, historic
buildings, rock outcroppings, or similar resources, within a highway officially
designated as a state scenic highway. This does not apply to improvements which are
required as mitigation by an adopted negative declaration or certified EIR.

Hazardous Waste Sites. A categorical exemption shall not be used for a project located

on a site which is included on any list compiled pursuant to Section 65962.5 of the
Government Code.
Historical Resources. A categorical exemption shall not be used for a project which

may cause a substantial adverse change in the significance of a historical resource.
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The Legacy Hotel
R-1 Design Objectives

A. The Urban Forest. Site improvements and the public righi-of-way should be designed fo
preserve significant frees and to parpetuate the estoblished urban forest in sach
nw!bofhoodwhornncom Each site should contribute fo the urban forest or other

istic of the neighborhood, by harboring an iate number and
mix of frees and/or shrubs consistent with the neighborhood context and the neighborhood
sireetscope.

“-Lqﬁyﬂﬁ.lmﬂ-dyﬂhﬁhd.ﬂ‘pﬁm-ﬂm:mdh “Urban
Forest”, but d into one;

ing and i i mihnllnbuh nﬂlnhohl.

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™ free
mmubw..od\huldm Mmcndmy:mbohmdmﬂumluk

and between the buildi Low-profile ground
guwuomnpwbhmmdmﬂuﬂeudddhpubkwmn
Dolores Street.

Incd&hon forestry recommended frees and plantings will be added along San Carlos
fo the current This will act to give a sense of natural
proportion, buhmurdnwhblukn(:udmbmd- while providing on environmental,
visual boundary fo visitors entering the dty from Camino Del Monte.
The current site is barren, so every effort has been made fo preserve any existing frees
‘and surrounding shrubs.

B. Neighborhood Design. Each site shall contribute fo neighborhood character including
the type of forest resources present, the character of the street, the response to local
topography and the treatment of open wamm-u&mn&«ha“hmw
It is infended by this objective that diversity in while p 9
the broader el nts of ity design that ch Iho ape within each
neighborhood.

The design and cesthetic of the Legacy Hetel is o composition of many celebrated
local architectural expressions. Most notably, the hotel, inadvertently, shores many of the
«characteristics seen in Carmel’s mos! iconic architectural attraction; the Clinton Walker
house by Frank Lioyd Wright. The same use of Carmel Stone to clad heavy elements that
visually anchor the structure fo 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 info o eolleshon of smaller buildings, with a clear
‘emphasis on holding the sireet line while cascading down in accordance with the local
topogrophy.

In foct, hwmnwwmalmw Sdﬂnhgmmh

pedesirians fo 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.
w.w-wbumcmumdemmw by holding the
street edge and i the Yet, in the same
breath, the San Carlos Street buildis i nlvamﬁh with only 1 story
visible) and adhere to the height objectives and massing objectives of the village character.

C. Site Design. Good sife design is essenhial 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 fo and toke advantage of
site fopography, vegetation and slope. Designs shall recognize the limitations of the land
«and work with thesa kmitalions, ralher than ignoring them or frying 1o overtide them,

See responsa fo Objective B for site design in relation to

mmmungmmwnmwmmmmmu
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 1o all buildings from the center
of the property. This allows the San Carlos Facade fo conceal drculation corridors/ hotel
room doors/ and stairwells from the eye of the public.

This central artery is essential fo the g ility of all buildi while
allowing the buildings fo cascade down in accordance with the topography.

D. Mass and Bulk. Residentiol designs shall maintain Carmel’s enduri k
mdnﬁmdnmplnlyavdprmm!hcoﬁ-hndnondnmplnhnmnu!-rr-dduhnd
londscope. Buildings shall not present excess visual mass or bulk fo public view or fo
odjoining properties. Large box-like buildings and buildings with large, continuous,
unrelieved surfaces can appear massive. Designing building and roof planes with just o
few, simple forms and keeping floor levels and plate heights close fo grade help reduce
mass and bulk. The use of natural materials such as wood or stone and the creative use of
landscoping can alio help to avoid excess mass by introducing texture, variety ond
screening.

The Legocy weaves a simple composition between Carmel Sione fo denote the heavy/
anchoring elements, with a neutral stucco for most walls, and fimber framed window
sequences, pﬂningu\drd.hhhmﬂﬂumgm The simple massing includes one
low b ol element i ing with one or two tower-like, vertical elemants.

These fowers are found in strategic locations throughout the project, with the main
fower signaling the entrance 1o the Lobby. Due to the restricting height limitations, these
smdhmm nlwhhﬂmghmnammdonndwm,

a height of 10%. Without these towers, the
buildings would have o disconnected ip with the human scale on San Carlos
Si‘d.ﬂilisdoobhvvhgbinkhhuﬂdingmfudmbdawhm,m
pedesirians are sometimes met with @ view of the roof. The towers help to regain an
ordinary street height, scale and proporfion.

There are no long streiches of simullaneous surfoce. The building surface jogs and
bumps to @ minimum degree, often accompanied by a material change from stone to
stucco. The natural and neutral color palette of browns, beiges and wood grain work fo
blend architecture into the Urban Forest and surrounding context.

E. Scale. Buildings shall relate to @ human scale in their forms, elements and in the
detailing of dnnﬂ, wmdwwl roofs and wulkwm Oversized dongn elements make

appear d ing and l. This out-of-scale character represents
poor fit to the human form, vvtdn the more infimate, rural charm and villoge character of
Carmel-by-the-Sea and shall be avoided,

As stoted in the previous objective, wb\uldmhamﬂ«lcndmond.dhm
unnatural topographic challenges and pre-existing
Mllnﬂln-mhpu-mwdhhlm

the scal ing behavior of the previous
wmmm.Imaamhmnumudldmm
The Legacy structures, in contrast, cnhohmupﬂtddwppddwnmhﬁlhdch
meet Carmel’s objective on scale.

The Lobby Building, point of the aggregation of
huwmmﬂnmﬁuumhmwmmﬁmwmh
mwmlmdhwﬂm&mu\u even this building refains
mmmummimmmas«nmw Lobby also steps down to
split levels in accordance with the sloping fopography; only allowing spedial features
(towers) to extend up vertically as architectural statements. These provide a vertical rhythm,
oand break up the horizontal atfributes of the structure.

F. Boxed-in Neighbors. Designs should p"nm r.c:onohl. ocun to light, air and open
space for surrounding properties when ly with other build in the

d. Designs i tall or bulky building olm located near an
udpmng site that is already partially boxed-in by previcus development should be
avoided.

The Legocy Hotel preserves reasonable access fo light, air and open space for
surrounding properties. Even allowing the public fo pass through the ocutdoor open spaces
ond intra-block walkways that connect the surrounding streets. The hotel steps down in
Mmm,MuMmﬁHﬁthﬂhwhmbﬂﬂm
Dolores. Southern sunlight exp i igl g prop

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

The design respects the privacy of neighbors. The hotel rooms orient main openings/
shiding glass doors to the West, overlooking the privately owned Legocy Hotel property
towards the sea. There are no privacy conflicts with any neighboring properties along
Dolores, as they exst on a lower grade level than the hotel. This is illustrated on the North
EllmmISDdA-'Il)

H. Open Space. The design of structures shall be coordinated with
©pen space fo 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 o shared community resource and some
front yard open space on each site should remain visible from the
straet when this is consistent with the context established by
neighboring sites.

\ 3 sl iea-Block wll and thi arterial
mlwulmhpmhmlnpmnu\dmhm
lions between all the

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

space.

I. Landscaping. Designs should coordinate structural elements with
landscaping o achieve a pleasing overall site design. Landscoped
oomlpoc.mm:cnhlpmhcmlhlufbenbfm ovollur

i P A R ing with
open space on neighboring sites and roadsid 1
Landscaping also can aid in achieving other design objectives such
as breaking up mass and bulk and profecting privacy, but such use
of landscaping should not substitute for good building design.

Please refer fo the answer to Objective A

J. Public Views. Buildings sholl be located and designed fo preserve
significant coastal views from the public right-of-way in
conformance with Section 30251 of the California Coastal Adt. The
protection of public views should not prevent reasonable

oﬂha site, yot shall not preciude

any sig coastal view.

Thyrepe-dhahldeundnmmuebﬂmdlen of any current
views. The proposed hotel is positioned lower than the current hotel
in relation to all surrounding properties with views.

“upmpﬂdhoﬂdo-ndimmdwmm

The proposed hotel is positioned lower than the current hotel
mrﬁmholww&wm%m

b

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

The proposed hotel does not increase obstruction of any current
views. The proposed hotel is positioned lower than the current hotel
in relafion to all surrounding properfies with views,
L. Solar Access. Designs shouid mnn nuhh'o mh wﬁnr
access on neighboring parcels. ly tall
ll-eumevumr!hpmmlm mchmuidhlodl!h-hﬂpmsl
the sun onto neghboring solar collectors or south-facing windows on
neighborning sites, should be avoided.

Please refer fo the answer to Objective F.

M. Equity. Design controls and conditions of approval should be
reasonable and fair. (Ord. 2004-02 § 1, 2004; Ord. 2004.01 § 1,
2004).

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

No. | rovision

CONSULTANT;

ERIC MILLER ARCHITECTS, INC. H5
MONTEREY, CA 93940

PHOMNE (1) 720410 B FAX 831) 3727840 8 WEB srianiismciiiects com

211 HOFFMAN AVENUE

ascmmet

LEGACY HOTEL CARMEL]

AN 4h Ave on San Carios &

CARMEL-DY-THE-SEA
APN; 010-124-010 4 014

R-1 CB.ECTIVES
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Special Use Permit Findings

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’ahd witi°"rot be made available to the general public. 3?



Minor Accessory Uses

Restaurant

* 50 seats
* Level 4 above the lobby

Cafe/Bakery

« 300SF
e 7amto5 pmdaily
* Level 2 adjacent to the lobby

Gym/Fitness Center

500 SF
e 6amto9 pm daily
* Donna Hofsas House

Business Center

 350SF

e 24 hours a day/7 days a week
 Donna Hofsas House

Spa & Hair Salon

e« 700 SF
* By appointment only
 Level 2, Building 5

COA #9: The 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.
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The Project
e 38-room hotel
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APP 24118 (Hofsas House Hotel)

The Project
e 38-room hotel

Dolores Street
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Maximum 24 feet, if facing,
abutting, or adjoining the R-1
District.

Special design features can
exceed maximum building
height.

Height measured from

average grade for this project.

Requires compliance with R-1
design objectives.

Building Height

CITY OF CARMEL-BY-THE-SEA
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