
 

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

 

Christopher Bolton, Robert Delves, Gail Lehman,
Michael LePage, Stephanie Locke

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

REGULAR MEETING
Wednesday, March 9, 2022

TOUR - 2:00 p.m.

Governor Newsom's Executive Order N-29-20 has allowed local legislative bodies to
hold public meetings via teleconference and to make public meetings accessible
telephonically or otherwise electronically to all members of the public seeking to

observe and to address the local legislative body. Also, see the Order by the Monterey
County Health Officer issued March 17, 2020. The health and well-being of our residents
is the top priority for the City of Carmel-by-the-Sea. To that end, this meeting will be held

via teleconference and web-streamed on the City's website ONLY.

MEETING 4:00 PM

To attend via Zoom click the following link (or copy and paste the link into your
browser); https://zoom.us/j/97793575109?
pwd=ZStFQndQM3plbUNXWldxVjdHQUN1Zz09 Meeting ID (if needed): 977 9357 5109,
Passcode (if needed): 818959; To attend via telephone, dial 1-301-715-8592

The public can email comments to bswanson@ci.carmel.ca.us. Comments must be
received 2 hours before the meeting in order to be provided to the legislative body.
Comments received after that time and up to the beginning of the meeting will be added
to the agenda and made part of the record.
Shortly after roll call, the Board/Commission will leave the Council Chambers for an on-site tour of inspection of the
properties listed on the agenda. Prior to the beginning of the tour, the Board/Commission may eliminate one or more
property. The public is welcome to join the tour. The Board/Commission will return to the Council Chambers after
completing the tour to begin the meeting no earlier than the time noted below.

A. TOUR OF INSPECTION 
1. DS 21-243 (Heyermann), Northwest corner of Carpenter Street & 5th Avenue
2. DS 21-264, VA 22-050 (Kolsch), Escolle Way 2 Southeast of Perry Newberry
3. DR 20-350 (Ulrika Plaza), Southwest corner of Dolores Street & 5th Avenue
4. DS 20-323 (Le Chiffre Holdings, LLC), Northeast corner of San Antonio & Ocean
Avenues
5. DS 21-211 (Rachleff), Scenic Road 3 northeast of 13th Avenue



ROLL CALL AND CALL TO ORDER

PUBLIC APPEARANCES
Members of the public are entitled to speak on matters of municipal concern not on the agenda during Public
Appearances. Each person's comments shall be limited to 3 minutes, or as otherwise established by the Chair.
Matters not appearing on the agenda will not receive action at this meeting and may be referred to staff. Persons
are not required to provide their names, and it is helpful for speakers to state their names so they may be identified
in the minutes of the meeting.

ANNOUNCEMENTS

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

1. February 9, 2022 Minutes

2. Monthly Report - January 2022

3. Monthly Report - February 2022 

ORDERS OF BUSINESS

4. Consider if/when to return to in-person Planning Commission meetings, and provide
direction to staff. 

PUBLIC HEARINGS

5. DS 21-180 (Janz):  Consideration of a Concept Design Study for single-story
additions totaling 545 square feet to a 1,385 square-foot single-story residence
located at the northeast corner of Carpenter Street and 4th Avenue in the Single-
Family Residential (R-1) District. APN 010-014-010-000  - CONTINUED TO APRIL
13, 2022

6. DS 21-264/VA 22-050 (Kolsch): Consideration of a Final Design Study (DS 21-264,
Kolsch) and associated Coastal Development Permit for a partial demolition and 368
square foot net addition to an existing 1,816 square foot one story residence inclusive
of an approximately 279 square foot attached garage including the construction of a
new 544 square foot second story and new 200 square foot garage in the front
setback and Variance (VA 22-050, Kolsch) to allow for second story plate heights
exceeding the 18-foot height limit, located on Escolle Way 2 southeast of Perry
Newberry Way in the Single-Family Residential (R-1) Zoning District. APN: 009-161-
011-000

7. DR 20-350 (Ulrika Plaza): Consideration of a Preliminary Review  for the
construction of an approximately 23,200 square foot two-story mixed-use building with
12 apartment units and 15 commercial spaces, and an approximately 15,200 square
foot basement containing 27 below ground parking spaces located at the southwest
corner of 5th & Dolores in the Service Commercial (SC) Zoning District. APNs: 010-
138-021-000 & 010-138-003-000

8. DS 21-243 (Heyermann): Consideration of a continued CONCEPT Design Study
for the construction of a 1,600 square foot two-story residence and 200 square foot



detached garage on a vacant lot located at the northwest corner of Carpenter Street
and 5th Avenue in the Single-Family Residential (R-1) District. APN 010-031-021-000

9. DS 21-211 (Rachleff): Consideration of a CONCEPT Design Study for additions
totaling 530 square feet to a 1,650 square-foot two-story residence located on a
double frontage lot on San Antonio Avenue and Scenic Road 3 north of 13th Avenue
in the Single-Family Residential (R-1), Archaeological Significance Overlay (AS),
Park Overlay (P), Beach & Riparian Overlay (BR), and Coastal Commission Appeal
Jurisdiction. APN 010-292-007-000

10. DS 20-323 (Le Chiffre Holdings, LLC): Consideration of an after-the-fact increase
in plate height limited to the northwest corner of a residence located on the northeast
corner of San Antonio Avenue and Ocean Avenue in the Single-Family Residential (R-
1), Archaeological Significance Overlay (AS), Park Overlay (P), Beach & Riparian
Overlay (BR), and Coastal Commission Appeal Jurisdiction. APN 010-253-009-000

DIRECTORS REPORT

FUTURE AGENDA ITEMS

11. Next Regular Meeting April 13, 2022

ADJOURNMENT

12. LATE CORRESPONDENCE 

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, outside the
Park Branch Library, NE corner of Mission Street and 6th Avenue, the Carmel-by-the-Sea Post Office, 5th
Avenue between Dolores Street and San Carlos Street, and the City's webpage http://www.ci.carmel.ca.us in
accordance with applicable legal requirements. 

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

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

http://www.ci.carmel.ca.us


CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
The public can email comments to bswanson@ci.carmel.ca.us. Comments must be received 2 hours before the

meeting in order to be provided to the legislative body. Comments received after that time and up to the beginning
of the meeting will be added to the agenda and made part of the record.

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

 

APPROVED
BY:

 

SUBJECT:

TOUR OF INSPECTION 
1. DS 21-243 (Heyermann), Northwest corner of Carpenter Street & 5th Avenue
2. DS 21-264, VA 22-050 (Kolsch), Escolle Way 2 Southeast of Perry Newberry
3. DR 20-350 (Ulrika Plaza), Southwest corner of Dolores Street & 5th Avenue
4. DS 20-323 (Le Chiffre Holdings, LLC), Northeast corner of San Antonio & Ocean
Avenues
5. DS 21-211 (Rachleff), Scenic Road 3 northeast of 13th Avenue
 

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:



Other Project Components:



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

 

APPROVED
BY:

 

SUBJECT: February 9, 2022 Minutes 

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
February 9, 2022 Minutes



Planning Commission Meeting Minutes 
February 9, 2022 

 
REGULAR MEETING 

Wednesday, February 9, 2022  
 
CALL TO ORDER 
The following Planning Commissioners were present Christopher Bolton, Robert Delves, Gail Lehman, 
Stephanie Locke, and Michael LePage 
 
PUBLIC APPEARANCES – No Public Appearances  
 
ANNOUNCEMENTS – No announcements 
 
CONSENT AGENDA 
 
Item 1: Minutes of the February, 2022 Regular Meeting 
 
Item 2: DS 21-356 (Foley): Consideration of a Final Design Study for a 385 square-foot 

single-story addition to an existing 1,157 square-foot single-story residence, inclusive 
of an attached garage, located on Casanova Street 3 southwest of 13th Avenue in the 
Single-Family Residential (R-1) District. APN 010-282-003 
 

It was moved by Commissioner Lehman and seconded by Commissioner Locke to approve the 
consent agenda as submitted.   The motion passed by the following roll call vote:  
 
AYES:  Commissioners:  Bolton, Delves, Lehman, Locke, LePage  
NOES:   Commissioners: None  
ABSTAINED:  Commissioners: None  
ABSENT:  Commissioners: None  
 
ORDERS OF BUSINESS 
 
Item 3: Driveway Gates (This item was notice in the Carmel Pine Cone, but has been pulled 

from the agenda and will be placed on a future agenda for discussion) 
 
PUBLIC HEARINGS 
 
Item 4: DS 21-233 (Escobedo): Consideration of a Final Design Study (DS 21-233) and 

associated Coastal Development Permit for a partial demolition and 855 square foot 
net addition to an existing 945 square foot one story residence inclusive of a 203 
square foot attached garage including the construction of a new 445 square foot 
second story and new 240 square foot detached carport in the front setback located 
on San Carlos Street 3 southwest of 9th Avenue in Single-Family Residential (R-1) 
Zoning District. APN: 010-156-003-000 
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Evan Kort, Associate Planner presented the staff report and addressed questions of the 
Commission. 
 
William Medfford, Architect and representative for the property owner gave a presentation 
and addressed questions of the Commission.  
 
Chair LePage opened the public hearing, no public appearances and the public hearing was 
closed.  
 
It was moved by Commissioner Lehman and seconded by Commission Locke to 
adopt a Resolution approving the Final Design Study (DS 21-233, Escobedo) and 
associated Coastal Development Permit for a partial demolition and 855 square foot net addition 
to an existing 945 square foot one story residence inclusive of a 203 square foot attached garage 
including the construction of a new 445 square foot second story and new 240 square foot 
detached carport in the front setback with staff’s special conditions and the addition of Special 
Condition #32, that the second story of the house be moved two feet to the south and Special 
Condition #33 the planting of pittosporum trees be eliminated and an alternative species be 
submitted to staff for approval.  The motion passed by the following roll call vote:  
 
AYES:   Commissioners:  Bolton, Delves, Lehman, Locke, LePage  
NOES:    Commissioners: None  
ABSTAINED:   Commissioner: None  
ABSENT:    Commissioners: None  
 
 
Item 5: DS 21-291 (Paboojian) Consideration of a Concept Design Study for the demolition 

of a 1,524 square foot single story residence inclusive of an attached carport and 
construction of a 1,580 square foot two story residence, 200 square foot detached 
garage and 899 square foot attached accessory dwelling unit located on Scenic Road 
3 southwest of Ocean Avenue in the Single-Family Residential (R-1) District, 
Archaeological Significance (AS) Overlay, and Beach & Riparian (AB) 
Overlay/Coastal Commission Appeal Jurisdiction. APN 010-312-004-000 

 
Marnie Waffle, Principal Planner presented the staff report and addressed questions of the 
Commission  
 
James Smit, Architect and representative for the property owners gave a presentation and 
addressed questions of the Commission.   
 
Chair LePage opened the public hearing.  The following members of the public appeared 
before the Commission:  Sally Edsall, Bill Heill and Joann Gearherd.  There being no further 
appearances, the public hearing was closed.   
 
It was moved by Commissioner Lehman and seconded by Commissioner Bolton to 
adopt a Resolution approving the Concept Design  for the demolition of a 1,524 square 
foot single story residence inclusive of an attached carport and construction of a 1,580 square 
foot two story residence, 200 square foot detached garage and 899 square foot attached 
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accessory dwelling unit , with staff’s draft conditions and the addition of Special Condition #7 the 
interior stairs from the ADU to the 1st floor laundry room be removed and eliminated; Special 
Condition #8 All fireplaces must be gas not wood burning and Special Condition #9 the Architect 
consider a roof design to mitigate view impacts to the neighbors.  The motion passed by the 
following roll call vote:  
 
AYES:  Commissioners:  Bolton, Lehman, Locke, LePage  
NOES:   Commissioners: Delves   
ABSTAINED:  Commissioners: None  
ABSENT:   Commissioners: None  
 
 
Item 6: APP 21-232 (Cress) - Appeal of a Track 1 Design Study (DS 21-078, Cress) for the 

removal and replacement of a 625 square-foot patio, the addition of seat wall, 
landscape lighting, and a new fire pit located on Lincoln Street 2 NW of 10th Avenue. 

 
Marnie Waffle, Principal Planner presented the staff report and addressed questions of the 
Commission.  
 
Alan Silbergh, appellant, discussed the project and addressed why he filed the appeal and 
presented possible mitigation efforts. 
 
Chair LePage opened the public hearing.  Hayley Charnaw, property owner and Ben Wilson 
appeared before the Commssion.  There being no further appearances the public hearing 
was closed.  
 
It was moved by Chair LePage and seconded by Commissioner Locke, to continue 
the appeal and have the property owner return to the Commission with a Design 
Review application that is in compliance with the Residential Design Guidelines and 
incorporates a drainage plan, redesign of the patio area with permeable pavers and 
an 8 foot privacy fence between the two neighbors.  The motion passed by the 
following roll call vote:  
 
AYES:  Commissioners:  Bolton, Delves, Lehman, Locke, LePage  
NOES:   Commissioners: None    
ABSTAINED:  Commissioners: None  
ABSENT:   Commissioners: None  
 
Item 7: DS 21-224 (White-Cox): Consideration of a Concept Design Study for additions to 

the historic 'Comstock Studio' totaling 247 square feet and a 267 square-foot 
detached accessory dwelling unit located at the northwest corner of Santa Fe Street and 6th 
Avenue in the Single-Family Residential (R-1) District. APN 010-092-007-000 

 
Marnie Waffle, Principal Planner presented the staff report and addressed questions of the 
Commission  
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Thomas Hood, Architect and representative for the property owners gave a presentation and 
addressed questions of the Commission.  
 
Chair LePage opened the public hearing.  The following members of the public appeared before the 
Commission:  Ann Maupin and Kevin Verner. 
 
It was moved by Commissioner Delves  and seconded by Commissioner Locke to adopt a 
Resolution approving a Concept Design Study for additions to the historic  'Comstock Studio' 
totaling 247 square feet and a 267 square-foot detached accessory dwelling unit located at the 
northwest corner of Santa Fe Street and 6th Avenue with staff’s draft special conditions and one 
additional condition #5 to move the ADU 1-2 feet to the northwest and condition #5 the removal 
of three large boulders that have been placed in the right-of-way.  The motion passed by the 
following roll call vote:  
 
AYES:   Commissioners:  Bolton, Delves, Lehman, Locke, LePage  
NOES:    Commissioners:  None    
ABSTAINED:   Commissioners:  None  
ABSENT:    Commissioners:  None  
 
 
DIRECTORS REPORT 
Brandon Swanson, Planning and Building Director thanked the Commission for a job well 
done and gave kudo’s to Marnie Waffle, Principal Planner for presenting the projects today.   

• He provided an update on the Building Inspector position, an offer has been made 
and the person is going through background and reference checks now.   

• A temp-hire, Leah Young, will be starting on February 14th to fill the vacancy of 
administrative coordinator, she will be introduced at the next meeting.   

• Interviews are underway for the Associate Planner position that will concentrate on 
long range planning.  

• A Contract with Winter and Company was continued by the City Council and the 
finalized contract will go to them in March for approval.  

• He provided an update regarding the Verizon Wireless lawsuit 
• Following questions from the Commission, he provided an update on the digitizing of 

property files.  
 
FUTURE AGENDA ITEMS 
 
Item 8: 

 
 Regular meeting - March 9, 2022 
 Changing the time the Planning Commission convenes.  

 
ADJOURNMENT 
 
APPROVED: 

 
ATTEST: 

 
________________________________ 
Michael LePage, Chair 

 
_________________________________  
Margi Perotti, Recording Secretary 
Brandon Swanson, Director  
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Margi Perotti, Administrative Coordinator 

APPROVED
BY:

 

SUBJECT: Monthly Report - January 2022 

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
Monthly Report - January 2022



CITY OF CARMEL-BY-THE-SEA 

Monthly Report  

 

January 2022 
 

Community Planning and Building Department  
 

 
JANUARY 2022 – DEPARTMENT ACTIVITY REPORT 
 
I. PLANNING APPLICATIONS: 
 
In January 2022, 38 planning permit applications were received.  
 
II. BUILDING PERMIT APPLICATIONS: 
 
In January 2022, 49 Building Permit applications were received.  
 
III. CODE COMPLIANCE CASES: 
 
In January 2022, 16 new code compliance cases were created.  
 
IV. ENCROACHMENT APPLICATIONS: 
 
In January 2022 15 encroachment permit applications were received.  
 
V. YEAR-TO-DATE TRENDS 
 
Table 1 includes the January 2022 totals, for planning and building permit applications, encroachments and 
code compliance cases with a comparison to January 2021 totals. As shown in the table, in 2022 there was 
a 38% increase in planning permit applications, an 112% increase in building permit applications, 100% 
increase in code compliance cases, and a 16% decrease in encroachment permit applications compared to 
the same period 2021. 
 
Table 1. Permit Application Totals ** Percentage calculations corrected, program was not capturing all 
permits previously.   

Planning Building Code Compliance Encroachments 

2021 Totals 34 23 8 18 

2022 Totals 38 49 16 15 

% Difference 12% 112% 100% -16% 

 

TO:   Planning Commissioners 
 
SUBMITTED BY:  Margi Perotti, Administrative Coordinator  
 
SUBMITTED ON: February 7, 2022  
 
APPROVED BY:  Brandon Swanson, Community Planning & Building Director 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

 

APPROVED
BY:

 

SUBJECT: Monthly Report - February 2022  

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
Monthly Report for February 2022



CITY OF CARMEL-BY-THE-SEA 
Monthly Report  

 
Community Planning and Building Department  

 

 
FEBRUARY 2022 – DEPARTMENT ACTIVITY REPORT 
 
I. PLANNING APPLICATIONS: 
 
In February 2022, 26 planning permit applications were received.  
 
II. BUILDING PERMIT APPLICATIONS: 
 
In February 2022, 34 Building Permit applications were received.  
 
III. CODE COMPLIANCE CASES: 
 
In February 2022, 26 new code compliance cases were created.  
 
IV. ENCROACHMENT APPLICATIONS: 
 
In February 2022 20 encroachment permit applications were received.  
 
V. YEAR-TO-DATE TRENDS 
 
Table 1 includes the February 2022 totals, for planning and building permit applications, encroachments 
and code compliance cases with a comparison to February 2021 totals. As shown in the table, in 2022 there 
was a 12% increase in planning permit applications, a .03% increase in building permit applications, 42% 
increase in code compliance cases, and a 37% decrease in encroachment permit applications compared to 
the same period 2021. 
 
Table 1. Permit Application Totals ** Percentage calculations corrected, program was not capturing all 
permits previously.   

Planning Building Code Compliance Encroachments 

2021 Totals 32 33 5 32 

2022 Totals 26 34 26 20 

% Difference 12% .03% 42% -37% 

 

TO:   Planning Commissioners 
 
SUBMITTED BY:  Margi Perotti, Administrative Coordinator  
 
SUBMITTED ON: March 2, 2022  
 
APPROVED BY:  Brandon Swanson, Community Planning & Building Director 
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Page: 1 of 3 

  Planning Permit Report 
 

  

02/01/2022 - 02/28/2022 
 

Permit 
# 

Permit Type Project Description Address/Location Date Received Date 
Approved 

Status 

22064 Historic 
Determination  

Historic Evaluation San Carlos 2 
southeast of 
Seventh Avenue 

2/23/2022  Pending Assignment 

22063 Design Study Remove (e) concrete unit paver 
driveway, replace with monolithic stone 
pavers - gaps to be planted with native 
grass all (e) trees to remain. Remove (e) 
understory planting, replace with 
contextually appropriate, drought-
tolerant, native and Mediterranean-
climate planting scheme, no additional 
lighting is proposed. Remove (e) 
concrete pad in garbage/utility 
enclosure, replace with gravel. Remove 
(e) timber fence around garbage/utility 
enclosure, replace with stone wall. (N) 
stone veneer over (e) lower stucco walls. 

1 Sand & Sea 2/28/2022  Pending Assignment 

22062 Historic 
Evaluation 

Historic evaluation in association with DS 
21-433 

Dolores 3 NE of 
13th 

2/28/2022  Pending Assignment 

22061  VOID, APPLICANT SUBMITTED IN 
ERROR 

   Closed 

22060 Design Study Add 45 square foot bay window to an 
existing living room. 

Carmelo 4 SW of 
7th 

2/25/2022  Pending Assignment 

22059 Design Study Installation of new outdoor gas fireplace SW Corner of Santa 
Fe & 8th 

2/28/2022  Pending Assignment 

22058 Preliminary Site 
Assessment 

Demo of existing single story SFR, 
construction of new two story SFR- 1 
tree removal proposed. 

Casanova 2 SE 
Palou 

  Pending Assignment 

22057 Design Study Demo of an existing single story SFR and 
construction of new 2 story SFR 

Casanova 2 SE of 
Palou 

  Pending Assignment 
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22056 Use Permit 442 square foot coffee shop Dolores Street 
southeast of Ocean 
Avenue 

2/22/2022  Pending Assignment 

22055 Business License New business license for Janaka's Art 
and Books 

Southwest Corner of 
Ocean and Mission 

2/24/2022  Pending Assignment 

22054 Design Review DR for new Condenser’s and SES Camino Real at 
Eight Street 

  Pending Assignment 

22053 Preliminary Site 
Assessment 

Preliminary Site Assessment 2SW Santa Fe & Mt. 
View 

  Pending Assignment 

22052 Preliminary Site 
Assessment 

Demolition of an existing single story 
family residence and detached garage. 
Construction of a new two story, single 
family residence with attached garage 
and new paver driveway. 

13th 2SE of Mission   In Review 

22051 Design Study Demolition of an existing single story 
family residence and detached garage. 
Construction of a new two story, single 
family residence with attached garage 
and new paver driveway and fencing 

13th 2SE of Mission   In Review 

22050 Variance Variance for DS 21-264    Scheduled for PC 

22049 Design Review Installation of redwood/cedar fence 
along five center medians at Ocean Ave 
from Junipero to Monte Verde. 

Ocean Ave Median 
from Junipero to 
Monte Verde 

2/17/2022  In Review 

22048 Design Review Nicolas is an elevated Mexican cuisine 
restaurant that seeks to occupy the 
4,938 SF space formerly occupied by Sur 
La Table. The tenant requests the 
approval of rear storefront modifications 
to allow a required second fire exit. The 
tenant requests the approval of new 
exterior signage as provided herewith. 

Carmel Plaza, STE 
III, SW Corner 
Ocean and Junipero 

  In Review 

22047 Design Study Installation of a new hot tub. 2905 Franciscan 
Way 

2/16/2022  In Review 

22046 Sign Nicolas is an elevated Mexican cuisine 
restaurant that seeks to occupy the 
4,938 SF space formerly occupied by Sur 

Carmel Plaza, STE 
III, SW Corner 
Ocean and Junipero 

  In Review 
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La Table. The tenant requests the 
approval of rear storefront modifications 
to allow a required second fire exiit. The 
tenant requests the approval of new 
exterior signage as provided herewith. 

22045 Historic 
Evaluation 

Historic evaluation for associated DS 22-
035 

Lobos 3 SE of 3rd 2/16/2022  In Review 

22044 Design Study Interior remodel to existing single family 
residence; Addition of 1,032 S.F. to 
existing single-family residence with 
bonus basement (100s.f.); New 279 S.F. 
detached one-car garage with new 21 
S.F. mechanical room; New 408 S.F. 
A.D.U.; Demolish existing 489 S.F. 
courtyard; New 291 S.F. courtyard with 
fire pit; Demolish existing 650 S.F. 
asphalt driveway; New 6 S.F. driveway; 
New site steppingstones and entry fence 
with gate. 

Lincoln Street 2SE 
of 12th Avenue 

  In Review 

22043 Sign Installation of temporary vinyl window 
cling sign 

San Carlos St and 
6th Ave, PO Box 
7360 

2/10/2022  In Review 

22042 Design Study Enclose 63 SF of existing raised deck.  
All materials, details and colors to match 
existing 

Casanova 3 NW of 
9th  

2/9/2022  In Review 

22041 Landscape Plan 
Check/Inspection  

New landscaping planting of the entire 
lot with the addition of an area of 
synthetic turf. 

Camino Real 5 SW 
of 13th 

2/8/2022  In Review 

22040 Bench 
Dedication 

Bench Dedication     In Review 

22039 Preliminary Site 
Assessment 

Full home remodel (interior/exterior) Add 
second story 

NW Corner of 
Carpenter & 4th 

2/1/2022  In Review 

       
 

  

Total Records: 26 3/1/2022 
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 Building Permit Report 
 

  

02/01/2022 - 02/28/2022 
 

Permit # Date 
Submitted 

Date 
Approved 

Project Description Valuation Permit 
Type 

Property Location 

220083 2/28/2022  emergency repair of pipes 
and fixture shutoff valve, 
replacement of 
vanity/damaged plywood 
walls 

0 Building Dolores 2 SW of 8th 

220082 2/28/2022 2/28/2022 Replace water heater with 
new tankless water heater. 
Contact: Monterey Bay 
Plumbing Inc (831) 393-
9777 

5,000 Plumbing Camino Real 5 NE of Ocean 

220081 2/25/2022 2/25/2022 Replace 3 furnaces in the 
same location. Contact: 72 
Degrees Cooper Brother 
(408) 649-2008 

16,930 Mechanical SE Corner of Lincoln & 8th 

220080 2/25/2022 2/25/2022 Add 30 amp 220 circuit for 
dyer, 20 amp circuit for 
washer. Contact: Searle 
Electric (831) 435-0458 

1,000 Electrical SE Corner of Ocean & San Antonio 

220079 2/24/2022  Remove (e) deck 
membrane and install new 
fully adhered Tufdek 60 
mil single ply PVC 
membrane. Approx 200sf. 
Work to take place on 
patio deck at rear of 
building. Contact: Scudder 
Roofing (831) 373-7212 

13,225 Roofing Dolores 3 NE of 8th 

220078 2/24/2022  Construction of 4' wall with 
2' lattice on southern 
property boundary 

0 Exempt 
Work 

Monte Verde 2 NW of 13th 
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220077 2/23/2022 2/23/2022 In-kind replacement of 
rotted deck boards and rail 
post. Contact: Potter 
Construction (831) 915-
3696 

0 Exempt 
Work 

7th 2 NW of Monte Verde 

220076 2/23/2022 2/23/2022 Replace existing 1" Febco 
825Y RP backflow with a 
new 1" Febco LF825Y RP 
backflow. Replumb as 
necessary. Contact: A & R 
Plumbing (831) 394-7221 

3,000 Plumbing SW Corner of Mission & 6th 

220075 2/22/2022  Install PV system - 10 LG 
360 watt panels & 
Enphase microinverters. 
System to be sized at 
3950W. Contact: Ross 
Roofing & Solar (831) 394-
8581 

15,100 Electrical 5th 2 NW of San Carlos 

220074 2/22/2022 2/22/2022 Remove & replace two 40-
gallon water heaters. 
Install two State GS640 
natural gas heaters. 
Contact: A & R Plumbing 
(831) 394-7221 

5,500 Plumbing Carmelo 5 NE of 4th 

220073 2/22/2022 2/24/2022 Relocate plumbing for 
automatic washer only, 
move from closet to 
garage. Cap off (e) 
plumbing. Contact: A & R 
Plumbing (831) 394-7221 

2,500 Plumbing SE Corner of Ocean & San Antonio 

220072 2/22/2022  Rebuild portion of (e) 
subordinate unit due to 
mold & dryrot damage. 
Same area was rebuilt in 
2019 due to same cause. 
Contact: Max Gabriel (831) 
750-8044 

80,000 Building Camino Real 2 SW of Ocean 
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220071 2/22/2022  Rebuild carport destroyed 
by tree and convert into 
closed garage 

30,000 Building Lincoln 2 NW of 5th 

220070 2/22/2022  Installation of energy 
storage systems and small 
scale roof-mounted solar 
PV system. 

38,940 Electrical Camino Real 3 NW of 4th 

220069 2/21/2022 2/22/2022 Tesla charger installation 
in garage. 60 amp 240 
volt. Contact: Scheiber 
Electric (831) 229-2155 

800 Electrical Crespi 7 SE of Mountain View 

220068 2/18/2022 2/18/2022 Remove wood shakes and 
replace with composition 
shingles. CertainTeed 
Presidential Shake TL in 
'Shadow Gray'. Contact: D 
Cooper Roofing (831) 455-
9168 

15,800 Roofing Mission 4 SW of 10th 

220067 2/16/2022  Bathroom remodel of units 
106, 107, 210, 211, and 
212. Remove tubs and 
install walk-in showers. 
Contact: Brad Stenvick 
(831) 402-5855 

60,000 Building San Carlos 2 SE of 7th 

220066 2/16/2022 2/16/2022 Remove (e) wood shake 
roof and replace with (n) 
wood shake roof. Contact: 
Premo Roofing (831) 443-
3605 

18,870 Roofing 26018 Ridgewood Road 

220065 2/15/2022  New 50amp circuit to 
connect hot tub. Install 
50amp disconnect switch 
5' from hot tub. Install one 
new circuit breaker. 
Contact: Wright Electrical 
(888) 681-2609 

2,300 Electrical 2905 Franciscan Way 
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220064 2/14/2022 2/14/2022 Tear off (e) gray 
composition shingle and 
install new "Like for like" 
Certainteed Landmark TL 
gray composition shingles. 
Contact: Scudder Roofing 
(831) 373-7212 

28,576 Roofing Torres 10 SW of 10th 

220063 2/10/2022 2/24/2022 Replace (e) garage 
window with new wood 
window. Contact: 
McMahan Construction 
(831) 915-1505 

2,500 Building Dolores 2 SW of 13th 

220062 2/8/2022  Replacing an automatic 
transfer switch and 
generator. Contact: Cal 
Coast Electric, Inc (408) 
887-8576 

19,000 Electrical NE Corner of Mission & 6th 

220061 2/8/2022 2/8/2022 Replace (e) rotted fence 
on east and south property 
lines. Contact: Maureen 
Maguire (917) 495-7538 

0 Exempt 
Work 

25904 Ridgewood Road 

220060 2/8/2022  Kitchen remodel, Split (e) 
Master bathroom into 2 
spaces to add new 1/2 
bath. 

48,000 Building Casanova 5 SE of 13th 

220059 2/8/2022 2/8/2022 Replace existing heating 
system with new Bryant 
926TB30040, 40k BTU, 
96% Efficient. Contact: 
R&S Heating & Sheetmetal 
(831) 641-0508 

10,263 Mechanical Dolores 2 NW of 3rd 

220058 2/8/2022  Replace (e) window in 
garage with (n) to match. 
Convert laundry room to 
bathroom and add utility 
sink. Relocate (e) washer 
& dryer to garage. 
Contact: Hansen 

12,000 Building NE Corner of Lincoln & 5th 
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Construction (831) 214-
5996 

220057 2/7/2022 2/8/2022 Tear off (e) asphalt shingle 
roof and install (n) asphalt 
shingles, Landmark Pro in 
color Heather Blend. 
Contact: Noble Pride 
Roofing (831) 751-3131 

13,000 Building Junipero 2 SW of 11th 

220056 2/7/2022 2/24/2022 Kitchen: Replace 
countertops and 
backsplash. Refinish wood 
floors. Bathroom: Remove 
tub and replace shower 
tile. Contact: Lewis 
Builders (831) 250-7168 

25,000 Building San Carlos 6 SW of 8th 

220055 2/7/2022 2/7/2022 Remove (e) comp shingle 
roof and replace with 40 
year comp shingles in 
color Moire Black, 
Landmark PRO. Contact: D 
Cooper Roofing (831) 455-
9168 

7,726 Building Junipero 2 SW of 8th 

220054 2/4/2022 2/7/2022 Replace (e) comp roof 
with (n) composition roof. 
Contact: Ineguez Roofing 
(408) 316-4787 

9,600 Roofing San Carlos 4 NE of 3rd 

220053 2/4/2022  Exterior garden walls new 
concrete patio new paver 
driveway new roof interior 
remodel change three 
bathrooms one kitchen 
paint new flooring 

375 Building Mission 4 SW of 10th 

220052 2/3/2022  Repair of upstairs master 
bedroom balcony on west 
side due to water 
intrusion, replacement of 
waterproofing, drainage, 
lath and stucco on parapet 

7,500 Building 8th 3 SE of Monte Verde 
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walls, mortar and tile 
replacement 

220051 2/3/2022 2/24/2022 Interior remodel of (e) 
kitchen and bathroom. 
Contact: Jade Coast 
Construction (831) 236-
8437 

45,000 Building Santa Rita 5 NW of 4th 

220050 2/1/2022  Kitchen, Master Bath & 
Guest Bath Remodel 

80,000 Building Guadalupe 5 SW of Ocean 

       
 

  

Total Records: 34 3/1/2022 
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 Code Compliance Report 
 

  

02/01/2022 - 02/28/2022 
 

Case # Case Type: Status Location Problem Description Date Received Date Closed 

22042 Short-term Rental STR verified San Carlos 2 SW of 13th Transient Rental 2/15/2022  

22041 Right of way 
Violation 

Closed Monte Verde SE of Ocean Trash cans in street 2/15/2022  

22040 Right of way 
Violation 

Open Ocean NW of Dolores Construction parking 2/16/2022  

22039 Short-term Rental 1st NOV sent Ocean and Del Mar Transient Rental 2/11/2022  

22038 Sign Violation Closed Ocean SW of Junipero Exterior signage 2/14/2022 2/14/2022 

22037 Business License 
Violation 

Open Mission SW of 5th Lapsed business license 2/14/2022  

22036 Business License 
Violation 

Open Dolores NE of 6th Lapsed business license 2/14/2022  

22035 Right of way 
Violation 

Open Torres 3 NW of 10th Boulders/tape in ROW 2/8/2022  

22034 Fire Code Violation Open Lincoln NE of 6th Propane storage 2/4/2022  

22033 Short-term Rental Closed Dolores 5 NW of 8th Transient Rental 2/10/2022 2/10/2022 

22032 Sign Violation Closed Mission NW of 7th Exterior signage 2/10/2022 2/10/2022 

22031 Sign Violation Closed Ocean NE of San Carlos Sign in sidewalk 2/10/2022 2/10/2022 

22030 Right of way 
Violation 

Closed Dolores NE of 6th Cone in parking space 2/9/2022 2/9/2022 

22029 Sign Violation Closed Ocean NE of Dolores Exterior signage 2/9/2022 2/9/2022 

22028 Right of way 
Violation 

Closed  Advertising in streets 2/4/2022 2/7/2022 

22027 Sign Violation Closed San Carlos SW of Ocean Sign in ROW 2/4/2022 2/4/2022 

22026 Right of way 
Violation 

Closed Casanova NE of Ocean Waste in ROW 2/1/2022 2/4/2022 

22025 Right of way 
Violation 

Closed Camino Real 6 NW of 2nd Construction Waste in 
ROW 

2/1/2022 2/2/2022 
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22024 Short-term Rental Closed Dolores 5 NW of 8th Transient Rental 2/3/2022  

22023 Building Violation Open Mission 4 SW of 10th Demolition without 
permit 

2/3/2022  

22022 Right of way 
Violation 

Closed  Blocked parking stalls 2/1/2022 2/2/2022 

22021 Right of way 
Violation 

Closed Mission 4 NE of 10th Portable toilet in street 2/3/2022 2/11/2022 

22020 Right of way 
Violation 

Open NEC Torres and 5th Landscaping RoW 1/24/2022 1/1/1900 

22019 Planning Violation Open SWC Monte Verde and 9th Landscaping without 
permit 

2/1/2022  

22018 Sign Violation Open Dolores NW of 7th Sign violation 1/31/2022 1/1/1900 

22013 Short-term Rental Open Junipero 2 SE 11th Transient Rental 2/1/2022  

       
 

  

Total Records: 26 3/1/2022 
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 Permit Report 
 

  

02/01/2022 - 02/28/2022 
 

Permit # Permit 
Date 

Permit 
Type 

Owner 
Name 

Date 
Submitted 

Project Description Parcel # 

220037 2/25/2022 Perm Ench Fred O'Such 2/25/2022 Installation of new 3/4" PVC schedule 40 pipe from 
drain pipes at fence to storm drain. Pipe will follow 
fence and empty directly to drain. 

010302014000 

220036 2/23/2022 Temp Ench Pacific Gas & 
Electric 

2/23/2022 Applicant to trench, backfill & install electric 
substructures. PG&E to trench for betterment. PG&E 
to extend overhead primary, install new overhead 
transformers, underground secondary conduit/cable & 
enclosures. Contact: PG&E (408) 478-1894 

 

220035 2/22/2022 Temp Ench Stacy Talbert 2/22/2022 Replace sewer lateral using pipe bursting. Contact: 
Rooter King (831) 394-5315 

009353012000 

220034 2/22/2022 Temp Ench Steve 
Gleitsmann 

2/22/2022 Replace sewer lateral using pipe bursting. 811 #: 
X205201919. Contact: Rooter King (831) 394-5315 

010221003000 

220033 2/22/2022 Temp Ench Marliz 
Estate/Sade's 
Cocktails 

2/22/2022 Replace a carmel p-trap with a new clean out & install 
new BWV. Contact: Roto Rooter (831) 242-0087 

010147013000 

220032 2/22/2022 Temp Ench Susan Willey 2/22/2022 Trenchless sewer line repair from inside property 
going out to the street. Excavate a 4'x4' square in 
street. Contact: Roto Rooter (831) 242-0087 

010074007000 

220031 2/22/2022 Temp Ench Rainstory 
LTD 

2/22/2022 Patch and Pave 9'x22' asphalt area. Contact: Coastal 
Paving & Excavating (831) 262-1425 

009151002000 

220030 2/22/2022 Driveway Joseph 
DiNucci 

2/22/2022 Demo (e) asphalt driveway. Replace with Calstone 
pavers. No change to grading. Contact: Gold Stone 
Masonry (831) 521-3662 

010071001000 

220029 2/22/2022 Temp Ench PG&E 2/22/2022 Applicant to trench and backfill. PG&E to replace 
secondary box. PM#35247942. Contact: PG&E (408) 
478-1894 

 

220028 2/21/2022 Perm Ench City of 
Carmel-By-
The-Sea 

 Removal of DG pathway and replace with red 
permeable pavers.  Updating landscaping as well 
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220027 2/21/2022 Temp Ench City of 
Carmel-By-
The-Sea 

 Removal of DG pathway and replacing with brick 
walkway.  Refreshing landscape 

 

220026 2/17/2022 Temp Ench Jean Claude 
Mouton 

2/17/2022 Supply and set up scaffolding to safeguard pedestrians 
and workers. Approx 100' of open breezeway 
scaffolding. Reservation of 7 parking spaces that 
would be blocked by scaffolding. Contact: Scudder 
Roofing (831) 384-1500 

010146007000 

220025 2/15/2022 Driveway Mathew 
Martin 

2/15/2022 Replace current asphalt driveway with new paver 
driveway. Contact: P.M. Landscaping Services, LLC 
(831) 324-0637 

010015002000 

220024 2/15/2022 Temp Ench Le Chiffre 
Holdings, LLC 

2/15/2022 Replace sewer lateral using pipe bursting. 811# 
X204501286. Contact: Rooter King (831) 394-5315 

010162025000 

220023 2/15/2022 Temp Ench Matt Weld 2/15/2022 Replace sewer lateral using pipe bursting. 811# 
W204500216. Contact: Rooter King (831) 394-5315 

010041016000 

220022 2/14/2022 Temp Ench California 
American 
Water 

2/14/2022 Excavate a 3'x2' and 5'x5' pit of damaged asphalt due 
to water service repair. Contact: West Valley 
Construction (408) 640-8913 

 

220021 2/14/2022 Temp Ench California 
American 
Water 

2/14/2022 Excavate a 9'x11' pit to repair asphalt due to water 
leak. Contact: West Valley Construction (408) 640-
8913 

 

220020 2/10/2022 Temp Ench California 
American 
Water 

2/10/2022 3'x3' asphalt patch for CalAm job #1100. Contact: 
Coastal Paving & Excavating (831) 262-1425 

 

220019 2/9/2022 Temp Ench Isabel Agnes 
Martin, LLC 

2/9/2022 Add 2 new lines from east side of Dolores connecting 
to City line on west side of Dolores. Contact: Ramirez 
Plumbing (831) 809-4707 

010146014000 

220018 2/8/2022 Driveway Jeanne Potter 
Trust 

2/8/2022 Replacement of driveway apron. Contact: Michael 
O'Bryant (310) 849-9906 

009151002000 

       
 

  

Total Records: 20 3/1/2022 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
ORDERS OF BUSINESS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Brandon Swanson, Community Planning and Building Director 

APPROVED
BY:

 

SUBJECT: Consider if/when to return to in-person Planning Commission meetings, and provide
direction to staff.  

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

Executive Summary:

Recommendation:
Provide direction to staff regarding if/when the Planning Commission would like to return to in-person/hybrid
meetings in the Council Chambers 

Background and Project Description:
On March 1st, the City Council began holding in-person/hybrid meetings again in the Council Chambers,
subject to the requirements of an Urgency Ordinance that was adopted on February 28th.  This Urgency
Ordinance set ground rules for conducting in-person meetings such as mask and vaccination requirements. 
The Urgency Ordinance applies to all public meetings held by the City.  
 
All other Boards and Commissions in the City have been empowered by the Council to determine if/when
they would like to return to in-person meetings that would be subject to the current Urgency Ordinance. 
Staff will be requesting a consensus decision of the Planning Commission as to if/when they would like to
return in-person.    

Staff Analysis:



Other Project Components:



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

 

APPROVED
BY:

 

SUBJECT:

DS 21-180 (Janz):  Consideration of a Concept Design Study for single-story additions
totaling 545 square feet to a 1,385 square-foot single-story residence located at the
northeast corner of Carpenter Street and 4th Avenue in the Single-Family Residential (R-1)
District. APN 010-014-010-000  - CONTINUED TO APRIL 13, 2022
 

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED
BY:

Brandon Swanson, Community Planning and Building Director 

SUBJECT:

DS 21-264/VA 22-050 (Kolsch): Consideration of a Final Design Study (DS 21-264,
Kolsch) and associated Coastal Development Permit for a partial demolition and 368
square foot net addition to an existing 1,816 square foot one story residence inclusive of
an approximately 279 square foot attached garage including the construction of a new 544
square foot second story and new 200 square foot garage in the front setback and
Variance (VA 22-050, Kolsch) to allow for second story plate heights exceeding the 18-foot
height limit, located on Escolle Way 2 southeast of Perry Newberry Way in the Single-
Family Residential (R-1) Zoning District. APN: 009-161-011-000 

Application: DS 21-264/VA 22-050 (Kolsch) APN: 010-161-011-000 
Block:2B Lot:10 
Location: Escolle Way 2 southeast of Perry Newberry Way
Applicant:John Mandurrago, Agent Property Owner: Mattias Kolsch

Executive Summary:
The applicant is proposing a 368 square foot net addition to accommodate a new second story to an
existing 1-story, 1,537 square foot single-family residence.  The project also requires a Variance to allow for
second story plate heights exceeding the 18-foot height limit.  This item was previously considered at a
Concept Design hearing, and generally received support.  The major piece of information requested by the
Commission was further justification for the requested Variance.  This additional justification is included with
the report, and staff is supporting the Variance request.    

Recommendation:
Adopt a Resolution (Attachment 1) approving a Final Design Study, and associated Coastal Development
Permit for a partial demolition and 368 square foot net addition to an existing 1,816 square foot one story
residence inclusive of an approximately 279 square foot attached garage including the construction of a new
544 square foot second story and new 200 square foot garage in the front setback and Variance to allow for
second story plate heights exceeding the 18-foot height limit, located on Escolle Way 2 southeast of Perry



Newberry Way in Single-Family Residential (R-1) Zoning District, APN: 010-161-011.

Background and Project Description:
The project site is a 5,106 square foot lot located at Escolle Way 2 southeast of Perry Newberry Way.  The
property contains an existing 1,537 square foot single-family residence with a 279 square foot attached
garage.  The applicant is proposing to demolish 164 square feet of the existing residence as well as the
garage to accommodate a 532 square foot second story addition and construction of a new detached
garage in the front setback (net increase of 368 square feet for the site).
 
The existing residence is a combination of board and batten and stucco, however, the applicant is
proposing to refinish the exterior of the residence with HardieBoard horizontal siding throughout.  The
residence is proposed to have a composition shingle roof and the existing aluminum windows are proposed
to be replaced throughout –both the new and replaced windows will be aluminum clad wood windows.  The
applicant is also proposing to remove the majority of the existing site coverage improvements on site and
incorporate new walkways, a patio, landings into the site. 
 
The project was previously considered at the December 8, 2021 Planning Commission hearing and the
Concept Design Study was accepted with the adoption of Resolution 2021-65-PC. 

Staff Analysis:
 Previous Hearing: The following items were discussed at the December 8, 2021 Planning Commission hearing
and listed as draft conditions of approval to address the concerns.
 

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

Staff Analysis: The required volume study was successfully completed.  The development is allowed
26,208 cubic feet of volume and proposed 25,828.54 cubic feet.

2.  Plate Heights. The applicant shall provide a greater explanation/clarification as to the ground for the
variance request for 2nd story plate heights exceeding 18’, or the applicant shall revise the plans so the
plate heights comply with the zoning regulations.

Staff Analysis: Both the applicant and the property owner have provided written statements providing
further explanation as to the grounds for the variance request.  Both statements are included as Attachment
3.

 
Finish Details: The existing residence is a combination of board and batten and stucco, however, the
applicant is proposing to refinish the exterior of the residence with a HardieBoard horizontal siding
throughout.  The residence is proposed to have a composition shingle roof throughout and the existing
aluminum windows are proposed to be replaced throughout –both the new and replaced windows will be
aluminum clad wood.  The applicant is also proposing to remove the majority of the existing site coverage
improvements on site and incorporate new walkways, a patio, landings, and driveway into the site (refer to
Attachment 5, Sheet D10). 
 
The applicant has noted the residence is proposed to be painted “Chantilly Lace” by Benjamin Moore with
the windows, doors, and trim painted “Chantilly Lace” and a “Black Magic” front door, also by Benjamin
Moore (refer to Attachment 5, Sheet D10).  Consistent with past direction by the Planning Commission and



the recommended colors suggested by the Residential Design Guidelines, staff recommends an
alternative color scheme be proposed with a building color that is not primarily a stark, or bright white.
 
The Residential Design Guidelines state, “Traditionally, builders used muted colors in Carmel. In many
cases, the natural earth tones of stone and the dark tans of stained siding dominated a site. ·Even when
buildings were painted, muted earth tones were used to help blend with the forest. This tradition should
be continued.”
 
The existing residence is a cream color which would be an appropriate finish, however, if the applicant
would like to propose a softer white as an alternative, a “creamier” white should be used as opposed to a
stark, or bright, white.  As such, staff as included Condition of Approval #31 stating: “The applicant shall
work with staff to propose an alternative building color –not a stark white as presented to the Planning
Commission.”
 
The applicant is proposing two styles of light fixtures to be used throughout the site, a wall sconce, and a
pathway light (refer to Attachment 5, Sheet D9).  The wall sconce will be fitted with a 15-watt bulb and is
consistent with the lighting code requirements and Residential Design Guidelines.  The pathway light,
however, exceeds the allowable lumen output.  According to the manufacture’s specifications listed on their
website, the LED path light outputs 270 lumens, where 225 are permitted for pathway/landscape lights. 
Condition of Approval #32 is included stating the proposed landscape light shall be revised to comply with
Condition of Approval #14. 
 
Landscaping/Site Coverage: Other than the required tree planting, new landscaping is not proposed for
the site.  Should landscaping be proposed at a later time, Condition of Approval #9 requires the forester’s
approval of the landscape plan prior to Building Permit issuance.
 
The applicant is proposing to reconfigure the site coverage throughout the property and reduce the non-
conforming site coverage by 469 square feet from approximately 929 square feet to 460 square feet
bringing the site into compliance with the zoning requirements pertaining to site coverage.  The new site
coverage improvements include stone walkways and porches, and new stairs and landings.   
 
At the previous hearing, the removal of existing encroachments was discussed and the property owner
indicated their desire to maintain the existing right-of-way encroachments (existing garden walls).  The
commission’s position in the past has been to require the removal of encroachments as a condition of the
project, however, the owner may apply for an encroachment permit to maintain said encroachments.  As
such Condition of Approval #30 has been included stating, “An encroachment permit for the garden walls in
the right-of-way shall be obtained prior to the issuance of a building permit.  Should an encroachment permit
not be approved by the decision making body, all existing encroachments shall be removed from the right-
of-way and the plans submitted for building permit approval shall be revised to reflect the removed
encroachments and subsequent landscape improvements to the subject area.”  The commission did note
that they were generally supportive of maintaining of the existing encroachment, however, the Commission
is not the decision making body in respect to encroachment permits.  The resolution (Attachment 1) does
state that the Commission is supportive of maintaining the encroachment and recommends approval to the
decision making body.
 
Variance: The applicant has requested a Variance to allow the plate heights to exceed the maximum
allowable 18’ two story plate height limit.  The Variance is being requested for the new second story plates
at the rear of the residence with the tallest plate being 18’10” at the southeast corner of the lot.  The total
building height will not exceed the maximum 24’ height for a two story building –the variance is only being
requested for the plate heights.



 
The grounds for the request stated by the applicant include the topography of the site that slopes down
away from the street and the fact that existing structure of ground floor is being maintained at the rear of the
residence.  The slope of the lot, along with the finished floor level and plate heights of the existing
residence being maintained has limited the plate height for the new second story elements.  A design with
compliant second story plate heights would limit the interior plate to approximately 6 feet tall at multiple
points within the interior of the new second floor.  Per the applicant, approval of the Variance would allow for
the new second floor to maintain a more useable interior floor space with minimum interior plate heights of
approximately 7’ tall.   Both the applicant and the property owner have provided letters further explaining the
grounds for the request and have been included as Attachment 3.  
 
In accordance with CMC 17.64.210, the following findings are required for approval of a variance:

A.      That due to special physical circumstances applicable to the property, the strict application of
the Zoning Ordinance will deprive the property of privileges enjoyed by other properties in the vicinity
which were developed under the same limitations of the Zoning Ordinance;
Staff Response: The existing site condition and topography has the building site sloping away from
the street with the ground elevation of the site at the front of the residence approximately 3’ above the
ground elevation at the rear of the residence. This change in slope limits the height at the rear and the
ability to accommodate a usable second story.   
B.      That the variance will not constitute a grant of special privilege inconsistent with limitations on
other property in the vicinity and within the same zone;
Staff Response: The request meets the finding listed above. The variance request is based on the
site being located on a sloping lot where the majority of the existing one story residence is being
maintained to accommodate a new second story addition.  As a result of the topography, the finished
floor of the existing residence (proposed to be maintained) at the rear of the residence is
approximately 3’6” above grade which limits the plate height of the new second floor as the
residence is unable to be stepped with the topography of the site. 
Surrounding properties are either developed with an existing second story or do not appear to have
the same physical site constraint of a sloping topography. Due to the orientation of the lot and siting
of the existing residence relative to topography of the surrounding area and the sites location on a
cul-de-sac, the subject property appears to be impacted by the topography where other properties
may not have the same constraint.   
C.      That the variance will not be detrimental to adjacent property or injurious to public health, safety
or welfare;
Staff Response: The request meets the finding listed above.  The additional plate height requested
does would not be detrimental to adjacent properties or injurious to public health, safety, or welfare. 
The plans reviewed at the concept hearing show the same plate heights as requested with this
variance and it was determined the proposed massing did not create any privacy or view impacts to
adjacent or surrounding neighbors. The proposed structure would still be compliant with the
maximum building height with a variance only being requested for the plate heights at the rear of the
property.
D.     That the condition or situation of the property for which the variance is sought is not so general
or recurrent in nature as to make reasonable or practical the formulation of a general regulation to
address such condition or situation;
Staff Response: The request meets the finding listed above. The request is predicated on an
existing physical site conditions related to the topography of the site –see finding B, above.
E.      That the situation or condition for which the variance is sought was not the result of actions of
the existing or any prior owner of the property; and
Staff Response: The request meets the finding listed above. While the request for the variance is in
part due to the fact that the floor level of the existing residence is being maintained and there is
currently an existing large underfloor area, the primary basis for the request is due to the natural



topography of the site.  The existing development was legally constructed in 1971 with building
techniques and design methodology consistent with development practices at the time of
construction.
F.       That granting the variance will not be in conflict with the General Plan, or the general zoning
objectives of the district within which the affected property lies. 
Staff Response: The request meets the finding listed above. The granting of the variance does not
conflict with policies, goals, or objectives of the General Plan and meets the design objective for the
R-1 Zoning District established in CMC 17.10.010 including preservation of open space, relating the
building site to the human scale, and maintaining the existing neighborhood character.
Further, staff believes granting the Variance better archives consistency with the Residential Design
Guidelines and zoning objective and creates an overall better design.  An earlier version of the
project which complied with the plate heights presented a busier appearance with multiple complex
roof forms, asymmetrical gables, and unbalanced window placement in an effort to achieve
consistency with the plate heights. 
An alternative to a variance may be to relocate the footprint of the second floor, however if the design
of the proposed second story were to be pulled toward the front of the residence (uphill, which would
reduce the plate height), the mass of the structure would be located closer to the street which is
discouraged by the Residential Design Guidelines (Design Guidelines state 2nd story elements
should be located downhill and mass should be kept away from the street).  In the current proposal
(variance proposed) when viewed from the street, the plates closest to the right of way comply with
the 18’ height limit with only the plate heights at the rear of the residence exceeding the prescribed
height limit which in turn has provided a similar design that is more consistent with the Residential
Design Guidelines.  

Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines and local environmental regulations, pursuant to Section 15301 (Class 1)
– Existing Facilities. Class 1 exemptions include, alterations to existing private structures involving
negligible or no expansion of the existing or former use such as additions to existing structures provided
that the addition will not result in an increase of more than 50 percent of the existing floor area or 2,500
square feet, whichever is less. The project consists of interior and exterior alterations and additions to an
existing single-family residence. The 368 square-foot increase in floor area for the site represents a 20%
increase in floor area of the existing site. The project does not change the existing or former use of the
property as a single-family residence and the project does not present any unusual circumstances that
would result in a potentially significant environmental impact, and no exceptions to the exemption exists
pursuant to Section 15300.2 of the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2022-XX-PC 

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

APPROVING A FINAL DESIGN STUDY, AND ASSOCIATED COASTAL DEVELOPMENT PERMIT FOR 
A PARTIAL DEMOLITION AND 368 SQUARE FOOT NET ADDITION TO AN EXISTING 1,816 

SQUARE FOOT ONE STORY RESIDENCE INCLUSIVE OF AN APPROXIMATELY 279 SQUARE FOOT 
ATTACHED GARAGE INCLUDING THE CONSTRUCTION OF A NEW 544 SQUARE FOOT SECOND 

STORY AND NEW 200 SQUARE FOOT GARAGE IN THE FRONT SETBACK AND VARIANCE TO 
ALLOW FOR SECOND STORY PLATE HEIGHTS EXCEEDING THE 18-FOOT HEIGHT LIMIT, 

LOCATED ON ESCOLLE WAY 2 SOUTHEAST OF PERRY NEWBERRY WAY IN SINGLE-FAMILY 
RESIDENTIAL (R-1) ZONING DISTRICT, APN: 010-161-011 

 
WHEREAS, the property owner (“Owner”) is KOLSCH MATHIAS N; and 
 
WHEREAS, John Mandurrago, (“Applicant”) submitted an application on behalf of the 

Owner requesting the approval of a Design Study “DS 21-264” described herein (“Application”); 
and 

 
WHEREAS, project site is a comprised of a 5,601 square-foot lot of record located at 

Escolle Way 2 southeast of Perry Newberry Way; and 
 
WHEREAS, the site is currently developed with an existing 1,537 square foot single family 

residence with a 279 square foot attached garage; and  
 
WHEREAS, a Design Study Application is required in accordance with CMC 17.58.040.  

Approval of a Concept and Final Design Study hearing is required in accordance with CMC 
17.58.040.B; and 
 

WHEREAS, the applicant is seeking approval of a Design Study application to demolish 164 
square feet of the existing residence as well as the garage to accommodate a 532 square foot 
second story addition and construction of a new detached garage in the front setback (net 
increase of 368 square feet for the site); and 

 
WHEREAS, on December 8, 2021, the Planning Commission held a duly noticed public 

hearing in accordance with CMC 17.58.040.B to receive public testimony regarding the Concept 
Design Study, including without limitation, information provided to the Planning Commission by 
City staff and through public testimony on the conceptual design of the project and adopted 
Resolution 2021-65-PC accepting a Concept Design Study; and 

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

and 
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WHEREAS, notice of the public hearing for a Final Design Study was published on March 
4, 2022 in compliance with State law (California Government Code 65091), as well as hand-
delivery of the public notice by the Applicant to each property owner within a 100-foot radius of 
the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on March 9, 2022, the Planning Commission held a public hearing to receive 

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

WHEREAS, this Resolution and its findings are made based upon evidence presented to 
the Commission at the hearing date including, without limitation, the staff report and 
attachments submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations and testimony herein above set forth and used their independent judgement 
to evaluate the project; and 
 

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

 
WHEREAS, project consists of a partial demolition and 855 square- foot net addition to an 

existing 945 square foot one-story single family residence in the single-family (R-1) zone district. 
Therefore, pursuant to CEQA regulations, the project is categorically exempt under Section 15303 
(New Construction or Conversion of Small Structures); and 

 
WHERAS, pursuant to Section 15300.2 of the CEQA Guidelines, the proposed project does 

not present any unusual circumstances that would result in a potentially significant 
environmental impact, and there are no exceptions to the exemption; 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 recommend to the Appropriate Authority, the approval of an 
encroachment permit to allow the property owner to maintain an existing garden wall 
encroachment located at the front of the property, as described in Condition of Approval #30 
below.  
 
 BE IT FURTHER RESOLVED, that the Planning Commission of the City of Carmel-By-The-
Sea does hereby make the following findings and determinations regarding the Design Study: 
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 
For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings. For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making. Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Findings YES NO 

1. The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔   

2. The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design. The 
project’s use of open space, topography, access, trees and vegetation will 
maintain or establish a continuity of design both on the site and in the public right 
of way that is characteristic of the neighborhood. 

✔   

3. The project avoids complexity using simple/modest building forms, a simple 
roof plan with a limited number of roof planes and a restrained employment of 
offsets and appendages that are consistent with neighborhood character yet will 
not be viewed as repetitive or monotonous within the neighborhood context. 

✔   

4. As conditioned, the project is adapted to human scale in the height of its roof, 
plate lines, eave lines, building forms, and in the size of windows doors and 
entryways. The development is similar in size, scale, and form to buildings on the 
immediate block and neighborhood. Its height is compatible with its site and 
surrounding development and will not present excess mass or bulk to the public 
or to adjoining properties. Mass of the building relates to the context of other 
homes in the vicinity. 

✔   

5. The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites. Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.  

✔   

6. The design concept is consistent with the goals, objectives and policies related 
to residential design in the general plan.  

✔   

7. The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public 
health and safety. All buildings are setback a minimum of 6 feet from significant 
trees unless otherwise agreed upon by the City Forester. 

✔   

8. The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or 
repetitive in context with designs on nearby sites.  

✔   

9. The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔   
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10. Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement 
the character of the structure and the neighborhood. 

✔   

11. Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way. The design will reinforce a sense of visual 
continuity along the street. 

✔   

12. Any deviations from the Design Guidelines are considered minor and 
reasonably relate to good design principles and specific site conditions.  

✔   

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

Sea does hereby make the following findings and determinations regarding the Variance 
Application:  

 

FINDINGS REQUIRED FOR VARIANCE APPROVAL (CMC 17.64.210) For each of the required 
Variance findings listed below, staff has indicated whether the submitted plans support 
adoption of the findings. For all findings checked "no" the staff report discusses the issues to 
facilitate the Planning Commission decision-making. Findings checked "yes" may or may not 
be discussed in the report depending on the issues. 

Municipal Code Findings. The following special findings are required for 
approval of a variance: 

YES NO 

A. That due to special physical circumstances applicable to the property, the strict 
application of the Zoning Ordinance will deprive the property of privileges 
enjoyed by other properties in the vicinity which were developed under the same 
limitations of the Zoning Ordinance; 

✔   

B. That the variance will not constitute a grant of special privilege inconsistent 
with limitations on other property in the vicinity and within the same zone; 

✔   

C. That the variance will not be detrimental to adjacent property or injurious to 
public health, safety or welfare; 

✔   

D. That the condition or situation of the property for which the variance is sought 
is not so general or recurrent in nature as to make reasonable or practical the 
formulation of a general regulation to address such condition or situation; 

✔   

E. That the situation or condition for which the variance is sought was not the 
result of actions of the existing or any prior owner of the property; and 

✔   

F. That granting the variance will not be in conflict with the General Plan, or the 
general zoning objectives of the district within which the affected property lies. 

✔   

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

Sea does hereby make the following findings and determinations regarding the Coastal 
Development Permit:  
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COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): YES NO 

1. Local Coastal Program Consistency: The project conforms to the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔   

2. Public access policy consistency: The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.  

✔   

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

does hereby APPROVE a Design Study Application for the partial demolition and 368 square foot 
net addition to an existing 1,816 square foot one story residence inclusive of an approximately 
279 square foot attached garage including the construction of a new 544 square foot second 
story and new 200 square foot garage in the front setback and Variance to allow for second story 
plate heights exceeding the 18-foot height limit, located on Escolle Way 2 southeast of Perry 
Newberry Way in Single-Family Residential (R-1) Zoning District, subject to the following 
Conditions of Approval: 

 

CONDITIONS OF APPROVAL 

No. Standard Conditions  

1.  Authorization. This approval of Design Study (DS 21-274) authorizes for a partial 
demolition and 368 square foot net addition to an existing 1,816 square foot one 
story residence inclusive of an approximately 279 square foot attached garage 
including the construction of a new 544 square foot second story and new 200 
square foot garage in the front setback and Variance to allow for second story 
plate heights exceeding the 18-foot height limit located in the Single Family 
Residential (R-1) Zoning District as depicted in the plans prepared by John 
Mandurrago as approved by the Planning Commission on March 9, 2022 unless 
modified by the conditions of approval contained herein. 

✔ 

2.  Codes and Ordinances. The project shall be constructed in conformance with all 
requirements of the R-1 zoning district. All adopted building and fire codes shall 
be adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3.  Permit Validity. This approval shall be valid for a period of one year from the date 
of action unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4.  Water Use. Approval of this application does not permit an increase in water use 
on the project site without adequate supply. Should the Monterey Peninsula 
Water Management District determine that adequate water is not available for 
this site, this permit will be scheduled for reconsideration and appropriate 
findings prepared for review and adoption by the Planning Commission. 

✔ 
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5.  Setback and Height Certifications. A State licensed surveyor shall survey and 
certify the following in writing: 

 The footing locations for conformance with the approved plans prior to 
footing/foundation inspection;  

 The roof height and plate height for conformance with the approved plans 
prior to roof sheathing inspection.  

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

✔ 

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

✔ 

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

✔ 

8.  Modifications. The applicant shall submit in writing, with revised plans, to the 
Community Planning and Building staff any proposed changes to the approved 
project plans prior to incorporating those changes. If the applicant changes the 
project without first obtaining City approval, the applicant will be required to 
submit the change in writing, with revised plans, within 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. 

✔ 

 Landscape Conditions  

9.  Landscape Plan. All new landscaping shall be shown on a landscape plan and shall 
be submitted to the Community Planning & Building Department and to the City 
Forester prior to the issuance of a building permit. The landscape plan will be 
reviewed for compliance with the landscaping standards contained in the Zoning 
Code, including the following requirements: 1) all new landscaping shall be 75% 
drought-tolerant; 2) landscaped areas shall be irrigated by a drip/sprinkler system 
set on a timer; and 3) the project shall meet the City’s recommended tree density 
standards, unless otherwise approved by the City based on-site conditions. The 
landscaping plan shall show where new trees will be planted when new trees are 

✔ 

Attachment 1



Resolution No. 2022-XX-PC   
Page 7 of 11 

 

required to be planted by the Forest and Beach Commission or the Planning 
Commission.  

10.  Tree Removal. Trees on the site shall only be removed upon the approval of the 
City Forester or Forest and Beach Commission, as appropriate; all remaining trees 
shall be protected during construction by methods approved by the City Forester. 

✔ 

11.  Significant Trees. All foundations within 15 feet of significant trees shall be 
excavated by hand. If any tree roots larger than two inches (2”) are encountered 
during construction, the City Forester shall be contacted before cutting the roots. 
The City Forester may require the roots to be bridged or may authorize the roots 
to be cut. If roots larger than two inches (2”) in diameter are cut without prior 
City Forester approval or any significant tree is endangered as a result of 
construction activity, the building permit will be suspended and all work stopped 
until an investigation by the City Forester has been completed. Twelve inches 
(12”) of mulch shall be evenly spread inside the dripline of all trees prior to the 
issuance of a building permit. 

✔ 

12.  Tree Planting Requirements. Prior to issuance of a building permit, the applicant 
shall submit for review and approval by the Community Planning & Building 
Department and the City Forester, a final landscape and irrigation plan that shows 
the location, size and species of required tree plantings. All new trees shall be 
installed prior to 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 and/or Forest & Beach Commission. 

✔ 

13.  Tree Protection Measures. Requirements for tree preservation shall adhere to 
the following tree protection measures on the construction site. 

● Prior to grading, excavation, or construction, the developer shall clearly 
tag or mark all trees to be preserved. 

● Excavation within 6 feet of a tree trunk is not permitted. 
● No attachments or wires of any kind, other than those of a protective 

nature shall be attached to any tree. 
● Per Municipal Code Chapter 17.48.110 no material may be stored within 

the dripline of a protected tree to include the drip lines of trees on 
neighboring parcels. 

● Tree Protection Zone -- The Tree Protection Zone shall be equal to 
dripline or 18 inches radially from the tree for every one inch of trunk 
diameter at 4.5 feet above the soil line, whichever is greater. A minimum 
of 4-foot-high transparent fencing is required unless otherwise approved 
by the City Forester. Tree protection shall not be resized, modified, 
removed, or altered in any manner without written approval. The fencing 
must be maintained upright and taught for the duration of the project. 
No more than 4 inches of wood mulch shall be installed within the Tree 
Protection Zone. When the Tree Protection Zone is at or within the drip 

✔ 
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line, no less than 6 inches of wood mulch shall be installed 18 inches 
radially from the tree for every one inch of trunk diameter at 4.5 feet 
above the soil line outside of the fencing. 

● The Structural Root Zone -- Structural Root Zone shall be 6 feet from the 
trunk or 6 inches radially from the tree for every one inch of trunk 
diameter at 4.5’ above the soil line, whichever is greater. Any excavation 
or changes to the grade shall be approved by the City Forester prior to 
work. Excavation within the Structural Root Zone shall be performed 
with a pneumatic excavator, hydro-vac at low pressure, or another 
method that does not sever roots. 

● If roots greater than 2 inches in diameter or larger are encountered 
within the approved Structural Root Zone the City Forester shall be 
contacted for approval to make any root cuts or alterations to structures 
to prevent roots from being damaged. 

● If roots larger than 2 inches in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction 
activity, the building permit will be suspended and all work stopped until 
an investigation by the City Forester has been completed and mitigation 
measures have been put in place. 

14.  Exterior Lighting. Exterior lighting shall be limited to 25 watts or less 
(incandescent equivalent, i.e., 375 lumens) per fixture and shall be no higher than 
10 feet above the ground.  Landscape lighting shall not exceed 18 inches above 
the ground nor more than 15 watts (incandescent equivalent, i.e. 225 lumens) per 
fixture and shall be spaced no closer than 10 feet apart. Landscape lighting shall 
not be used for tree, wall, fence or accent lighting of any type. The purpose of 
landscape lighting is to safely illuminate walkways and entrances to the subject 
property. All fixtures shall be shielded and down facing. The manufacturer’s 
specifications, including illumination information, for each exterior light fixture 
shall be included in the construction drawings submitted with the building permit 
application.  

✔ 

15.  Aluminum-Clad Wood Frame Windows and Doors. The applicant shall submit 
product information for the aluminum-clad wood windows and doors prior to 
issuance of a building permit. The window style shall be consistent with authentic 
wood windows and doors with divided lights that appear to be true divided light 
including the use of internal and external mullions and muntins on insulated 
windows. The painted finish shall be matte or low gloss. Removable, snap-in or 
internal only mullions and muntins are prohibited. 

✔ 

16.  Asphalt Shingle Roofing. The applicant shall submit product information for the 
asphalt shingle roofing prior to issuance of a building permit. The material shall 
convey a color and texture similar to that of wood shingles. 

✔ 

17.  Indemnification. The applicant agrees, at his or her sole expense, to defend, 
indemnify, and hold harmless the City, its public officials, officers, employees, and 
assigns, from any liability; and shall reimburse the City for any expense incurred, 
resulting from, or in connection with any project approvals. This includes any 

✔ 
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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. 

18.  Driveway. The driveway material shall extend beyond the property line into the 
public right of way as needed to connect to the paved street edge. A minimal 
asphalt connection at the street edge may be required by the Superintendent of 
Streets or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. The driveway material and asphalt connection 
shall be clearly identified on the construction drawings submitted with the 
building permit application. If a driveway is proposed to be sand set a 
dimensioned construction detail showing the base material shall be included in 
the construction drawings. 

✔ 

19.  Hazardous Materials Waste Survey. A hazardous materials waste survey shall be 
required in conformance with the Monterey Bay Unified Air Pollution Control 
District prior to issuance of a demolition permit. 

✔ 

20.  Cultural Resources. All new construction involving excavation shall immediately 
cease if cultural resources are discovered on the site, and the applicant shall notify 
the Community Planning & Building Department within 24 hours. Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist. If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall be 
prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director. In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant to 
California Public Resources Code (PRC) Section 5097.98. 

✔ 

21.  Truck Haul Route. Prior to Building Permit issuance, the applicant shall provide 
for City (Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul route 
and implementation of any required traffic control measures. 

✔ 

22.  USA North 811. Prior to any excavation or digging, the applicant shall contact the 
appropriate regional notification center (USA North 811) at least two working 
days, but not more than 14 calendar days, prior to commencing that excavation 
or digging. No digging or excavation is authorized to occur on site until the 
applicant has obtained a Ticket Number and all utility members have positively 
responded to the dig request. (Visit USANorth811.org for more information) 

✔ 
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23.  Conditions of Approval. All conditions of approval for the Planning permit(s) shall 
be printed on a full-size sheet and included with the construction plan set 
submitted to the Building Safety Division.  

✔ 

ENVIRONMENTAL COMPLIANCE CONDITIONS 

24.  Drainage Plan. Prior to issuance of a building permit, the applicant shall provide 
a drainage plan that meets the requirements of the City's drainage guidance, SOG 
17-07. At a minimum, new and replaced impervious area drainage must be 
dispersed around the site rather than focused into one corner of the property, 
infiltration features must be sized appropriately and must be located at least 6 
feet from neighboring properties. The drainage plan shall include information on 
drainage from new impervious areas and semi-pervious areas. 

✔ 

25.  BMP Tracking Form. Prior to issuance of a building permit, the applicant shall 
submit a completed BMP Tracking form for review and approval by the City of 
Carmel. 

✔ 

26.  Semi-Permeable Surfaces. Prior to issuance of a building permit, the applicant 
shall provide cross-section details for semi-permeable surfaces. 

✔ 

27.  Erosion and Sediment Control Plan. Prior to issuance of a building permit, the 
applicant shall provide an erosion and sediment control plan that includes 
locations and installation details for erosion and sediment control BMPs, material 
staging areas, and stabilized access for review and approval by the City of Carmel. 

✔ 

SPECIAL CONDITIONS 

28.  Copper Gutters and Downspouts. Prior to the issuance of a building permit, the 
Applicant shall identify the material of all gutters and downspouts. Copper shall 
not be used for any portion of the roof, gutter, downspout, or other affiliated 
parts of the rainwater system due to increasing environmental impacts on Carmel 
bay. All gutter and downspout materials shall be clearly identified on the building 
plan set. 

✔ 

29.  Tree Planting. Three upper canopy trees shall be planted on site prior to the 
scheduling of the final inspection -the species of the trees shall be approved by 
the City Forester.   The trees shall be, at a minimum, a 15 gallon container or a 
24” box. Should either tree die within 5 years, a new replacement tree of the same 
size and species shall be planted on site as a replacement unless otherwise 
approved by the City Forester. 

✔ 

30.  Encroachment Permit. An encroachment permit for the garden walls in the right-
of-way shall be obtained prior to the issuance of a building permit for the 
residence.  Should an encroachment permit not be approved by the decision 
making body, all existing encroachments shall be removed from the right-of-way, 
and the plans revised and submitted for building permit approval to reflect the 
removed encroachments and subsequent landscape improvements to the subject 
area. 

✔ 

31.  Building Color. The applicant shall work with Community Planning an Building 
staff to propose an alternative building color –not a stark white as presented to 
the Planning Commission.  Staff approval shall be obtained in writing before the 
house is painted. 

✔ 
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32.  Landscape Light. The proposed landscape light shall be revised to comply with 
Condition of Approval #14 

✔ 

 
 
*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 

 
Once signed, please return to the Community Planning and Building Department 

 
 PASSED, APPROVED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 9th day of March, 2022, by the following vote:  
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young  
Chair      Planning Commission Secretary 
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PROJECT DATA FOR A 5,106 SQUARE-FOOT SITE 

Site Considerations Allowed Existing Proposed 
Floor Area 2,184 SF (42%) 1,816 SF 2,184 SF  

Site Coverage 480 SF/684 SF 929 SF 460 SF 
Trees (Upper/Lower) 3/1 0/3 3/3 
Ridge Height (1st/2nd) 18’/24’ 17’6” 16’6”/23’11” 
Plate Height (1st/2nd) 12’/18’ 10’11” 10’11”/18’10”* 

Setbacks Minimum 
Required Existing Proposed 

Front 15’ 44’8” 27’4” 

Composite Side Yard 13’6” (25%) 12’ 12’ 

Minimum Side Yard  3’ 4’9” 4’9” 
Rear 15’/3’** 9’3” 24’11” 

*      Variance Requested. Refer to Mass and Bulk Section of Staff Report  
**    The rear setback is three feet for those portions of structures less than 15 feet in height. 
***   Addition to meet minimum 3’ setback 
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Figure 1. Front Elevation. View from Escolle Way. 
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Figure 2. Partial rear (south) elevation.  Approximate area of new 2nd floor deck shown in red.  
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Figure 3. Partial rear (south) elevation.  Approximate area of new 2nd floor deck shown in red. 

Attachment 3



 

Figure 4. Approximate area of proposed second story deck shown in red.  Deck either overlooks rooftops 
or is screened by landscaping.  
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED
BY:

Brandon Swanson, Community Planning and Building Director 

SUBJECT:

DR 20-350 (Ulrika Plaza): Consideration of a Preliminary Review  for the construction of
an approximately 23,200 square foot two-story mixed-use building with 12 apartment units
and 15 commercial spaces, and an approximately 15,200 square foot basement containing
27 below ground parking spaces located at the southwest corner of 5th & Dolores in the
Service Commercial (SC) Zoning District. APNs: 010-138-021-000 & 010-138-003-000 

Application: DR 20-350 (Ulrika Plaza) APN: 010-138-021/003 
Block:55 Lot:1A 
Location: Southwest corner of 5th Avenue & Dolores Street

Applicant:Henry Ruhnke, Architect Property Owner: Esperanza Carmel Residential,
LLC

Executive Summary:
On April 14, 2021, the Planning Commission held a Preliminary Review Workshop to review drawings for a
development known as “Ulrika Plaza.”  The Commission was not supportive of the initial concept plans, and
gave direction to the applicant to revise the design.  The applicant has returned with a revised design and is
requesting the Commission review and provide feedback on the preliminary design concept prior to
returning for a formal Design Review hearing.  

Recommendation:
Staff recommends that the Planning Commission review the preliminary project and provide feedback to the
applicant.

Background and Project Description:
The project site is located at the southwest corner of Dolores Street and 5th Avenue in the Service
Commercial (SC) Zoning District.  The site has been partially developed from two previously approved
projects (DR 16-032 & DR 17-482 –referred herein as “Del Dono”) which allowed for the construction of



two mixed use building on a merged building site, although construction was halted in 2019 and ownership
of the property was later transferred. 
 
On December 15, 2020, a Design Review Application was submitted for the construction of a 20,451
square foot two-story mixed use building with 12 apartment units and 15 retail spaces and a 15,211 square
foot basement containing 27 below ground parking spaces. A preliminary review was held on April 14, 2021
to allow the Planning Commission and the public an opportunity to comment on the proposed design. The
public and Commission were unsupportive of the initial design and gave feedback and direction to the
applicant to return with a revised design.
 
The applicant has returned with a revised design addressing the feedback and direction received at the
previous hearing.  The applicant has submitted a letter responding to the comments of the Planning
Commission (refer to Attachment 2) and has prepared preliminary drawings for review.  As part of the
application process, staff is continuing to work with the applicant refine the project to ensure a complete plan
set be presented when the formal Design Review hearing is scheduled for consideration by the Planning
Commission.  The revised drawings (Attachment 1) do not constitute a complete plan set, but rather
illustrate the conceptual design of the project.
 
Staff has provided a cursory review of the project in order to provide a general analysis and address
potential issues.  The items discussed below are not intended to provide a comprehensive list of
outstanding or correction items or to be used as a determination of consistency with adopted codes and
design guidelines, but rather as discussion topics to guide the discussion of the Commission.  This
Preliminary Review by the Planning Commission is intended to provide feedback to the applicant on the
design of the proposed project and does not constitute a guarantee of future approval.  No action will be
taken at this hearing and a formal Design Review hearing will be required prior to action being taken on the
project by the Planning Commission.

Staff Analysis:
Standard of Review and Design Guidelines:
In accordance with CMC 17.14.110, “to assist in the design and review process, the City Council has
adopted commercial design guidelines. Proposed projects need not strictly comply with every guideline
to be approved but deviations should be minor and reasonably related to good design principles and
site conditions. When a proposed project involves construction of a new building or the replacement,
significant enlargement, or modification of an existing building, applicants are encouraged, first, to
consult the design guidelines and then to prepare and submit conceptual or preliminary drawings for
review by the Planning Commission. This preliminary review can promote communication between
project applicants and the City’s staff and decision-makers, facilitating an understanding of applicable
design regulations and avoiding unnecessary expenditures in detailed plans.”
 
In considering the proposed plans the Commission should take into consideration that the proposed
projects need not strictly comply with every guideline to be approved but deviations should be minor
and reasonably related to good design principles and site conditions. Some deviations may be
acceptable when determined appropriate for the site and maintaining good design principals. While no
approvals are to be granted at this hearing, the Commission should provide feedback as to where
appropriate deviations are acceptable, should they exist, and where strict adherence to the guidelines are
preferred. 
 
Zoning District:  This site is zoned Service Commercial (SC).  City Municipal Code Section 17.14.010.B
states that the purpose of the SC Zoning District is:  “To provide an appropriate location for services,
offices, residential and limited retail activities that primarily serve local needs. This district is intended to
provide a distinct transition between the more intense activities in the CC district and the less intense
activities in the districts on its periphery.  Mixed uses of commercial and residential activities are
appropriate throughout this district.”



 
General Plan – Housing Element Policy P3-2.1 states to: “Continue to encourage mixed-use
developments (second-floor housing over first-floor commercial uses) as a preferred development form
contributing to the village character in all Commercial Districts.”
 
General Plan – Land Use Element Policy P1-8 states to: “Continue to encourage mixed land uses that
create new second floor apartments located over ground floor retail and service uses in the commercial
district on streets where a pattern of second story buildings already exists.”
 
Like the project that was reviewed by the Commission in April 2021, the proposed building would be a
mixed-use building with 12 apartments (no condominium units are proposed) on the second floor and 15
commercial spaces on the ground floor. At the April 14, 2021 hearing, the Commission gave feedback to
reduce the amount of commercial space provided in the project.  The applicant has responded stating (refer
to Attachment 2):
 

We have not reduced the overall square footage of commercial space in the
new design [approx. 8,900 square feet]. We are providing small commercial
spaces ranging in size between 414 square feet and 1,000 square feet in
order to support small size neighborhood serving commercial uses. There is
no demand for large retail spaces in Carmel, nor would these be suitable for
the look and feel of the town. They would also attract larger national retailers
which is not what Carmel is looking for.
 

The proposed size of the commercial spaces are consistent with the municipal code requirements that
outline the appropriate size for retail spaces. CMC 17.14.040.A.1 states, “No new structure or modification
to an existing structure shall be permitted nor shall any business license be issued that would allow the
creation of publicly accessible retail space occupying fewer than 200 square feet or more than 5,000
square feet unless approved through a use permit.”  As the square footage of each retail/commercial
space is within the permitted range. However, a Conditional Use Permit is required, and will be considered
at the formal Design Review hearing, for an increase in commercial floor area (CMC 17.14.050.E).
 
The subject project proposes approximately 8,900 square feet of commercial floor area.  The initial project
reviewed by the Commission also proposed approximately 8,900 square feet of floor area, and the Del
Dono project was approved for 5,399 square feet between the two buildings with the remainder of the
ground floor area being dedicated to residential uses or amenities for the building.  While formal findings
are not being made at this preliminary review, it appears the proposed project will be consistent with the
required findings for an increase in floor area as prescribed in CMC 17.64.100.
 
In staff’s opinion, the use of the building complies with the intent of the SC Zoning District and related
policies of the General Plan.  Despite the increase in commercial floor area, the project meets the goals of
the General Plan by providing a mix of commercial and residential uses.  Further, the zoning code provides
a list of appropriate land uses in the Service Commercial District that are appropriate uses for the
transitional and less intense nature of the SC Zoning District.  Examples of permitted and conditionally
permitted uses include: animal grooming, full-line restaurants, clothing stores, home furnishing stores,
stationary stores, laundry services, business and professional offices, and medical offices. Examples of
prohibited uses include: antique stores, art galleries, jewelry stores, specialty restaurants, and commercial
recreation facilities.
 
Residential Density and Uses:  CMC Section 17.14 establishes the range of permitted and conditional
uses that are allowed in the SC Zoning District.  Multi-family projects between 0 and 22 dwelling units per
acre (du/acre) are a permitted use.  Projects between 22-33 du/acre require a conditional use permit and
projects with densities between 34-44 du/acre require a conditional use permit with a finding that the project
complies with State Density Bonus Law (Gov. Code Section 65915). 
 
The applicant is proposing 12 residential (apartment) units on a 16,000 square foot site, which is a density



of 33 du/acre and is therefore requires issuance of a Conditional Use Permit by the Planning Commission.
Due to the number of units proposed, there is no required affordable housing requirement associated with
the proposed residential density and requiring affordable units cannot be imposed.  All 12 units are
proposed to be long-term rental apartments with none being used as transient (short-term) rental units. The
rental units range in size with three of the units being a one bedroom units that are 650 square feet or less
(CMC 17.14.040.N requires 25% of the units shall be 400 to 650 square feet in size) and the largest being
a 1,576 square foot two-bedroom unit.  While still market rate units, the smaller units become more
“affordable by design” due to the smaller square footage of each unit. 
 
Each apartment is proposed to have a small deck or balcony on the main living level (2nd floor of building). 
Most balconies will face the exterior of the building, however, units 2 and 12 will have a private patio
overlooking the interior courtyard that is integrated into the egress balcony that partially covers the courtyard.
Seven of the units will also have a private terrace accessed off the mezzanine level.  At the prior hearing, the
Commission expressed concerns regarding the inclusion of a large roof deck that would be accessible to
all tenants of the building siting that it would create privacy concerns to neighbors. The applicant has
responded stating, “The public roof deck has been eliminated. Smaller, private roof decks have been
added at individual units. The roof decks are hidden and not visible from the streets and will have heavy
planting/ landscaping.” 
 
Floor Area: Floor area (FAR) is defined as the total combined area included within the surrounding exterior
walls of all floor levels. Floor area includes all floor spaces used for commercial, manufacturing, residential
and miscellaneous land uses including space occupied by mezzanine floors, interior walkways, storage
areas above ground, hallways, restrooms, and both interior and exterior wall thicknesses.
 
While the FAR is typically limited to 135% of the site, a 10% floor area bonus is available for sites providing
a courtyard or intra-block walkway with additional floor area bonuses available for projects providing
affordable housing, up to a maximum of 150% of FAR for the site. The project is proposed to be
approximately 23,200 square feet, or a FAR of 145% (maximum allowed for the site based on applicable
bonuses), between the approximately 8,900 square foot first level, approximately 11,500 square foot
second level, and approximately 2,700 mezzanine level.  An approximately 15,200 square foot basement
containing 27 parking spaces, mechanical equipment and storage is also proposed, although, in
accordance with CMC 17.14.140, the basement is excluded from the FAR for the building site.
 
The previous project reviewed by the Commission proposed a FAR of 143% of the site area and Del Dono
was approved for a FAR 147% of the site area (Del Dono I – DR 16-032: 150% FAR; Del Dono II - DR
17-482: 146% FAR). 
 
Building Coverage: Building coverage is defined as the total ground area of a site occupied by any
building or structure as measured from the outside of its surrounding external walls or supporting members.
Building coverage includes exterior structures such as stairs, arcades, bridges, permanent structural
elements protruding from buildings such as overhanging balconies, oriel windows, stories which overhang a
ground level story, and covered carports.
 
The building coverage is proposed be approximately 13,300 square feet (~83% of lot area) in area.  The
allowed building coverage for a two-story building in the SC Zoning District is typically 80% of the site area
for projects that fully implement Commercial Guidelines III-A., although CMC 17.14.130.A states,
exceptions may be granted up to a maximum building coverage of 95 percent.   The exception described
allows for a commensurate amount of bonus building coverage to be added to the site for any bonus floor
area granted (for example: a 10% floor area bonus allows for an additional 10% building coverage bonus).
 
While up to 95% of the building site may be occupied by building coverage improvements, the site is
proposed to only be 83% covered.  The prior project proposed building coverage of 88% and Del Dono
was approved for building coverage of 95%.
 
The remaining area of the site that is not building coverage is considered open space. A minimum of 50%



of the required open space on each site shall be landscaped which may include nonliving materials such as
garden benches, water features and patterned paving treatments as long as the combined total area of such
plant alternatives is not used as more than 25 percent of the required landscaping on any site. All
landscaping improvements is required to include upper canopy trees on-site and/or in the sidewalk in front
of the property whenever possible. A complete landscape plan is currently being developed, however a
preliminary landscape plan has been included on Sheet A201 of the project plans. 
 
Height/Massing: Per CMC 17.14.150, the maximum allowable building height shall be determined
primarily by the design context established by the prevailing heights of nearby structures facing the same
street or intersection and within the same pedestrian field of view (i.e., generally, within 100 feet to either
side of, or across the street from the proposed structure). In the CC and SC districts the main building and
roof form of all structures shall be limited to a maximum of 30 feet.
 
The structure is proposed to be a maximum of 30’ tall which matches the maximum height of the previously
approved Del Dono project.  The previous proposal reviewed by the Commission included a number of
architectural projections that exceeded the 30’ height limit that may have been approved by the
Commission.  The Commission, however, was not supportive of the projecting elements and the applicant
has revised the design to not include any projections exceeding the 30’ height limit.
 
The Commission also gave the feedback that the building initially reviewed looked too big, particularly along
the Dolores Street frontage where most buildings are single story. Parts of building appear three stories in
appearance.  The applicant has responded, stating (refer to Attachment 2):
 

The project has been completely redesigned to push the building’s mass
away from Dolores Street and 5th Avenue and provides for a two story
appearance from both streets. The building’s courtyard now faces Dolores
Street which provides for a large break in the building’s bulk and mass while
providing for public open space, now at the front rather than an interior
courtyard as before. The building’s exterior now has the appearance of six
small buildings in order to reduce the building’s bulk and mass. The
appearance is far less imposing than the previously approved Del Dono
Court development on the same site.
 

The new location of the courtyard has improved the site condition and affords for a break in the building’s
mass along the Dolores Street frontage (refer to Attachment 1, Sheets A401-A404). Additionally, the
building forms that comprise the storefronts and the ends of the buildings are typically 24’ tall, as opposed
to the 30’ tall elements located more centrally on the site with pitched roofs to the highest points of the roof
sit away from the street.  By primarily locating the taller building elements at the center of the site and
breaking the mass of the building by the central courtyard and building finishes, the massing of the building
better relates to the context of the smaller one story building and storefronts that surround the subject site.
 
While the massing and height of the building does appear to be appropriate for the site conditions, staff is
concerned about the finished appearance of some of the taller building elements projecting above the lower
building elements.  Based on the current preliminary drawings, it is unclear how the taller mezzanine level
and roof and building form will interact with the adjunct lower roof forms.
The areas of the roof created by the mezzanine level appears to create an unfinished appearance to the
building (refer to Attachment 1, Sheet A404 – see red roofed building element with taller adjacent roof
structure at the corner of the building). While this area many not be  visible from the adjacent sidewalk, this
would be apparent when viewed from across the street, or up the hill on 5th avenue with a similar impact
expected on the southern side of the building as the building presents a similar roof form.  The taller roof
forms extend well above the lower roof forms and creates a vertical wall face that would be visible from the
street and adjacent properties. 
 
The taller roof areas that are used for the mezzanine level partially enclose the roof terrace area but is open
toward the street that potentially give the roof an awkward and unfinished appearance to the site. Even if



finished with architectural treatments, windows, doors, etc., the exposed vertical wall may still not be
appropriate as the roof form presented on one elevation is not complete when viewed from the other side.
While a finished appearance is maintained from the courtyard, the same treatment should be used for the
street facing sides of the building.  Design Guideline A7 states, “Roof forms should be complete and not
present false fronts.”  A false front should not be used, but the inclusion of a false front is even more
inappropriate when the unfinished side of the false front would be visible from the street.  While the overall
building concept appears to be appropriate, staff has identified the proposed element as an item the
Commission should take into consideration. Staff has already shared this feedback with the applicant ahead
of the hearing.
 
Building Finishes/Details: A comprehensive material sample list has yet to be provided, however, the
applicant had identified the proposed building materials on the building elevations (refer to Attachment 1,
Sheet A401). The building is designed to have the appearance of six small buildings that look like “quaint
shops”, with some of the store fronts opening to Dolores Street and others accessed via the courtyard. The
applicant has responded to the Planning Commission’s comment that the prior design failed to meet the
Residential Design Guidelines, specifically in regarding to the building finishes and details stating in part:
 

The [new] design compliments the rhythm of the streetscape; the design
provides for separate business identities; the design has visual interest and
roof forms compatible to the block; the design creates a “pedestrian wall” and
entrance to intra-block walkway; the design has a balanced relationship
between wall space and openings; the design has window patterns and wood
doors consistent with the architectural design; the design has built-in planter
boxes, flower boxes and street furnishings; the design shall have discrete
lighting consistent with the architectural style; the design has a landscaped
courtyard with connections to the intra-block walkway; the design’s colors are
consistent with colors of other businesses located directly across on Dolores
Avenue.
 

While the applicant has addressed many of the design guidelines, staff has identified certain areas that
warrant Planning Commission discussion and/or direction.
 

Building Color. In respect to the Commercial Design Guidelines pertaining to materials, textures, and
colors, the guidelines state:

Building materials and colors should respect the traditions already established in the commercial district.
The use of richly detailed wood, tile, moldings, corbels, brick, and stone, as well as landscaping are
encouraged.

1. Paint should be applied as a solid color, without texture or motting. Antiquated and faux finished are
inappropriate.

2. Muted paint colors, which blend with the natural surroundings, are appropriate.  Bright and primary
colors should be avoided.  Contrasting colors should be saturated and earthened.

The proposed building colors and materials are consistent in the fact that they are solid without texture
of motting and do not include antique or faux finishes, however, the color scheme is mostly comprised
of primary colors, which is discouraged by the Design Guidelines. Further, the majority of the colors
have a pastel appearance which is characterized as having a high luminance (amount of light) and low
saturation (intensity of color).  While the design guidelines do not speak to luminance, more saturated
colors are preferred.  Staff recommends the Commission consider the proposed building colors and
the design guidelines that recommend the colors not be primary colors, saturated and earthened, and
blend with the natural surroundings.  Staff has already shared this feedback with the applicant ahead of
the hearing.
 



Courtyard and Intra-Block Walkway and Exterior Building Appearance. With respect to the
Commercial Design Guidelines pertaining to materials, textures, and colors, the guidelines state:

Courtyards and intra-block walkways are important design features of the commercial district.  They
provide pedestrians the anticipation of the unusual, swift and gratifying shifts in prospect, and often
intriguing connection roots between two or more streets defining a block.

 
1. A courtyard should maintain continuity of architecture, colors, and materials.
2. The area of the courtyard could be compatible with the size of the building site.

 
Based on the preliminary drawings, the size of the courtyard appears to be compatible with the size of
the building and the intra-block walkways that connect the project site to Lincoln Street and access
from both Dolores Street and 5th Avenue are consistent with the Design Guidelines for courtyards and
intra-block walkways. One area of concern, however, is the consistency of the finishes throughout.  
The design guidelines state, a courtyard should maintain continuity of architecture, colors and
materials and therefore a strict interpretation of the design guidelines would suggest the design,
colors, and materials of the building should be consistent throughout the courtyard.
 
The applicant has responded to the previous comments and direction of the Commission stating “the
building’s exterior now has the appearance of six small buildings with “quaint shops” facing Dolores
Street and other quaint shops within the courtyard that is open to Dolores Street.”
 
While the exterior of the building does appear to be comprised of smaller buildings with individual
store-fronts, this design treatment (appearance of multiple buildings and finishes) also continues into
the courtyard which conflicts with the Commercial Design Guidelines as, a courtyard should maintain
continuity of architecture, colors, and materials.
 
For example, Sheet A401 of the project plans shows a section of the courtyard and where the building
finishes would transition from one style to another.  In the section, the building element closest to the
street is finished with sloped beige tile roof, white wood cladding on the second floor, and a beige
stucco face before transitioning to a pink horizontal wood building element on the second floor with no
distinguishing roof feature and a covered walkway below.  While the plans do not show all elevations
within the courtyard, it is assumed similar treatments and transitions would appear throughout.  The
covered egress walkway for the apartments maintains a consistent appearance throughout however
and wraps the perimeter of the courtyard on the second floor. 
 
Similarly, the northern building elevation (5th Avenue) presents an stark and abrupt transition between
the two styles of buildings (refer to Attachment 1, Sheet A401).  The corner building (pink building)
cantilevers over the next style building (blue building) at the second level.  This is an inappropriate
transition between different building styles as it does not appear visually logical.  While the changes in
building appearance is more appropriate for the exterior of the building over an interior courtyard, the
way this transition is proposed is not consistent when trying to maintain the appearance of completely
separate or individual buildings.
 
Staff is seeking direction from the Commission regarding the treatment of the building finishes within
the courtyard and the appropriateness of the transitions between building finishes within the courtyard,
and also the areas accessible within the covered walkways between tenant spaces.  A strict
interpretation of the design guidelines would suggest that the full courtyard should be consistent
throughout and should maintain the same appearance whether looking at the north, south, or west
elevations of the courtyard. A less strict interpretation may be that if the finishes are used throughout
the remainder of the project site, continuity of the courtyard is consistency with the remainder of the
building.
 
Lastly, while not specifically addressed in the Design Guidelines, staff has identified additional design
elements to be considered.  CMC 17.14.220.B states, Roofing materials shall be selected that are



consistent with the design character of the buildings on which they are placed. Roofing materials
should be consistent in color and composition on each roof plane of the building and on the roofs
of each building within a single complex or courtyard.
 
As a result of the proposed design comprised of 6 smaller buildings, the project is proposed to have multiple
roof forms and multiple roof materials.  The code section above suggests the roofing material should be
consistent on each building within a complex, however, the Commission should consider whether a more
appropriate interpretation is whether the roof treatment may vary as long as the roofing is consistent with
the design treatment of the building finish it is placed upon.

 
Public Correspondence.  At the time of writing this report, staff has received only one item of written
correspondence (refer to Attachment 3).  The correspondence, in summary, raises issues regarding view
impacts assessed by the story poles. The code section sited in the letter refers to regulations for the
Residential Districts and the Commercial Districts do not have language regarding protection of views
incorporated into the Municipal Code or Commercial Design Guidelines though General Plan Policy P1-27
states: Continue to ensure that development, whether commercial or residential, does not diminish the
village character by excessively blocking important public or private views and disturbing natural
topography, mature trees, or native growth.  In respect to the proposed height, as discussed in the
“Height/Mass” section above, the height is the same height as the previously approved Del Dono project
which reached the maximum 30’ height limit across the full width of the lot.
 
Additional correspondence received prior to the hearing will be forwarded to the Commission and attached
to the meeting agenda as late correspondence.

Other Project Components:
Not a Project; no further action required under CEQA. A project is defined as an activity which may cause
either a direct physical change in the environment, or a reasonably foreseeable indirect physical change in
the environment, and which is any of the following: (a) An activity directly undertaken by any public agency,
(b) An activity undertaken by a person which is supported, in whole or in part, through contracts, grants,
subsidies, loans, or other forms of assistance from one or more public agencies, (c) An activity that involves
the issuance to a person of a lease, permit, license, certificate, or other entitlement for use by one or more
public agencies. This preliminary review is intended to provide preliminary feedback and direction to the
applicant and will not result in a direct or reasonably foreseeable indirect physical change in the
environment.
 

ATTACHMENTS:
Description
Attachment 1 - Preliminary Project Plans
Attachment 2 - Applicant's Response to Comments
Attachment 3 - Site Photographs
Attachment 4 - Public Correspondence
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PROJECT TEAM

PROJECT INFORMATION SHEET INDEX
SHT. # SHEET TITLE
TITLE
A001 COVER SHEET
A002 BUILDING COVERAGE DIAGRAM
A003 F.A.R. COVERAGE DIAGRAM
A004 BUILDING AREAS
A005 BUILDING AREAS
A006 LANDSCAPE AREAS

ARCHITECTURAL
A200 BASEMENT FLOOR PLAN
A201 FIRST FLOOR PLAN
A202 SECOND FLOOR PLAN
A203 MEZZANINE PLAN
A204 ROOF PLAN
A401 EXTERIOR ELEVATIONS
A402 STREETSCAPE ELEVATIONS
A403 EXISTING SITE PERSPECTIVE
A404 NEW SITE PERSPECTIVE

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

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

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

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

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

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

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

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

9. PROVIDE ALL REQUIRED FIRE BLOCKING IN ACCORDANCE WITH SECTION 708 OF THE
CURRENT ADOPTED EDITION OF C.B.C.

ABBREVIATIONS
& AND
∠ ANGLE
@ AT
℄ CENTERLINE
Ø DIAMETER OR ROUND
┴ PERPENDICULAR
⅊ PROPERTY LINE
# POUND OR NUMBER

A.B. ANCHOR BOLT
A.B.S. ACRYLONITRILE BUTADIENE
ABV. ABOVE
A.A. ASPHALTIC CONCRETE
A/C AIR CONDITIONING
ACOUS. ACOUSTICAL
ADJ. ADJUSTABLE
A.F.F. ABOVE FINISH FLOOR
AGGR. AGGREGATE
ALUM. ALUMINUM
ANOD. ANODIZED
A.P.A AMERICAN PLYWOOD

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

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

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

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

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

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

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

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

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

GA. GAUGE/GAGE
GALV. GALVANIZED
G.B. GRAB BAR
G.I. GALVANIZED IRON
GL. GLASS/GLAZING
G.L.B. GLUE-LAM BEAM
GR. GRADE(ING)
G.W.B. GYPSUM WALLBOARD

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

CONDITIONING

I.C.C. INTERNATIONAL CODE
COUNCIL

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

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

KIT. KITCHEN

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

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

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

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

CONTRACTOR INSTALLED
OFOI. OWNER FURNISHED,

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

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

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

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

SINK
S.S.D. SEE STRUCTURAL DRAWINGS
S.M. SHEET METAL
S.M.S. SHEET METAL SCREW
SPEC. SPECIFICATION
SQ. SQUARE
STL. STEEL
STD. STANDARD
STAG. STAGGERED
STOR. STORAGE
STRUCT. STRUCTURAL
SUSP. SUSPENDED
SYM. SYMMETRY(ICAL)
SYS. SYSTEM

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

U/L UNDERWRITER'S LABORATORY
U.N.O. UNLESS NOTED OTHERWISE

U.O.N. UNLESS OTHERWISE NOTED
UR. URINAL

V.I.F. VERIFY IN FIELD

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

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

PASTOR REAL ESTATE
48 CURZON STREET
LONDON, UNITED KINGDOM W1J 7UL
ph:  +44 (0) 203 195 9595
Email:  christopher.mitchell@pastor-realestate.com
Contact:  CHRISTOPHER MITCHELL

2019 NFPA 13,  AUTOMATIC SPRINKLER SYSTEMS (CA AMENDED)
2019 NFPA 72, NATIONAL FIRE ALARM AND SIGNALLING CODE (CA AMENDED)

2019 CALIFORNIA ADMINISTRATIVE CODE (CAC), CCR TITLE 24, PART 1
2019 CALIFORNIA BUILDING CODE (CBC), CCR TITLE 24, PART 2, VOLUMES 1
AND 2
2019 CALIFORNIA RESIDENTIAL CODE (CRC), CCR TITLE 24, PART 2.5
2019 CALIFORNIA ELECTRICAL CODE (CEC), CCR TITLE 24, PART 3
2019 CALIFORNIA MECHANICAL CODE (CMC), CCR TITLE 24, PART 4
2019 CALIFORNIA PLUMBING CODE (CPC), CCR TITLE 24, PART 5
2019 CALIFORNIA ENERGY CODE (CEC), CCR TITLE 24, PART 6
2019 CALIFORNIA HISTORICAL BUILDING CODE (CHBC), CCR TITLE 24, PART 8
2019 CALIFORNIA FIRE CODE (CFC), CCR TITLE 24, PART 9
2019 CALIFORNIA EXISTING BUILDING CODE (CEBC), CCR TITLE 24, PART 10
2019 CALIF. GREEN BUILDING STANDARDS CODE (CALGreen), CCR TITLE 24,
PART 11
2019 CALIFORNIA REFERENCED STANDARDS CODE, CCR TITLE 24, PART 12
CCR TITLE 19, PUBLIC SAFETY, DIVISION 1, STATE FIRE MARSHAL

APPLICABLE CODES & STANDARDS

PROJECT ADDRESS: 

A.P.N. 

ZONING: 

LOT SIZE: 

BUILDING COVERAGE:        

PROJECT DESCRIPTION: 

OFF-STREET PARKING ANALYSIS:
RESIDENTIAL REQUIRED (1 PER UNIT): 
COMMERCIAL REQUIRED:
8,964 SF RETAIL AREA / 600 =                                            15 

TOTAL REQUIRED PARKING: 
TOTAL PROVIDED PARKING:

MAXIMUM COMPACT SPACES = 27 x 0.5 =
COMPACT SPACES PROVIDED:

STANDARD ACCESSIBLE SPACES REQUIRED:
 STANDARD ACCESSIBLE SPACES PROVIDED:

VAN ACCESSIBLE SPACES REQUIRED:
VAN ACCESSIBLE SPACES PROVIDED:

RESIDENTIAL EVCS SPACES REQUIRED:
RESIDENTIAL EVCS SPACES PROVIDED:

NONRESIDENTIAL EVCS SPACES REQUIRED:
NONRESIDENTIAL EVCS SPACES PROVIDED:

CLEAN AIR VEHICLE SPACES REQUIRED:
CLEAN AIR VEHICLE SPACES PROVIDED:

MAX. FLOOR AREA RATIO:

PROVIDED FLOOR AREA:

CORNER OF 5TH AVENUE & DOLORES ST.

010-138-021-000, 010-138-003-000

SC - SERVICE COMMERCIAL DISTRICT

16,000 SF (0.37 ACRES)

MAX. ALLOWABLE BUILDING COVERAGE                     14,400 SF
(90% OF LOT SIZE, BASED UPON COMPLIANCE
WITH CORE COMMERCIAL DESIGN GUIDELINES)

PROPOSED BUILDING COVERAGE                                12,987 SF

16,000 SF x 145% = 23,200 SF
(INCLUDES 10% INTRA-BLOCK WALKWAY BONUS)

23,200 SF

NEW MIXED-USE BUILDING WITH TWELVE (12) APARTMENT
UNITS (SEVEN (7) OF WHICH HAVE MEZZANINES), FIFTEEN
(15) RETAIL SPACES AND TWENTY-SEVEN (27)
UNDERGROUND CAR PARKING SPACES.

12

27 SPACES
27 SPACES

13
5

1
1

1
1

2
2

2
2

3
4

PROPOSED
BUILDING AREA:

BASEMENT
FIRST FLOOR
SECOND FLOOR
TOTAL

15,241 SF
  8,943 SF
11,501 SF
35,685 SF

FIRE SPRINKLER NOTES
1. THIS BUILDING SHALL BE PROTECTED BY AN AUTOMATIC FIRE SPRINKLER 2019 NFPA

13 AND FIRE ALARM SYSTEM PER CBC 903 & 907 RESPECTIVELY.

2. DRAWINGS AND SUPPORTIVE CALCULATIONS FOR SPRINKLER AND FIRE ALARM
SYSTEMS ARE REQUIRED TO BE SUBMITTED BY THE INSTALLING LICENSED FIRE
SPRINKLER CONTRACTOR (C-16) TO THE FIRE PREVENTION DEPARTMENT FOR
REVIEW AND APPROVAL PRIOR TO FABRICATION & INSTALLATION.

3. ANY INCLUDED FIRE ALARM OR FIRE SPRINKLER PROTECTION PLANS CONTAINED
WITHIN THESE DOCUMENTS IS FOR REFERENCE ONLY; A SEPARATE SUBMITTAL IS
REQUIRED.

4. FIRE SERVICE UNDERGROUND, SYSTEM PLANS & FIRE ALARM SYSTEMS SHALL BE
SUBMITTED SEPARATELY BY THE INSTALLING LICENSED (C-16) CONTRACTOR AND
APPROVED BY THE FIRE DEPARTMENT & STATE FIRE MARSHALL AS APPLICABLE
BEFORE A FRAMING INSPECTION MAY BE GRANTED BY THE BUILDING INSPECTION
DEPARTMENT.

CONSTRUCTION: TYPE VA SPRINKLERED

SURVEYOR
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940
ph:  (831) 649-5225
Email: rweber@whitsonengineers.com
Contact: RICHARD WEBER

Attachment 1



BUILDING COVERAGE

16,000 SF PARCEL
12,987 SF BUILDING COVERAGE

13,343 / 16,000 = 83.39%

80% PLUS
INTRA-BLOCK WALKWAY
10% BONUS = 90% MAX.

10' 20' 30' 40' 50'
FIRST FLOOR PLAN

PLAN
NORTH

SCALE:

BUILDING
COVERAGE DIAGRAM

BUILDING
COVERAGE
DIAGRAM

A002
20013-A002

SC

PS

PRINT DATE:

DRAWN BY:

JOB NO.

2340 GARDEN ROAD, SUITE 100

MONTEREY, CALIFORNIA 93940

PHONE: 831.649.4642

FAX: 831.649.3530

WWW.WRDARCH.COM

A.
P.

N
. N

O
.:

SHEET NAME:

SHEET NO.:

FILE NAME.:

SET ISSUED:

CHECKED BY:

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

16,000 SF PARCEL

16,000 SF x 145% = 23,200 SF
(INCLUDES 10% INTRA-BLOCK
WALKWAY BONUS)

FIRST FLOOR-   8,943 SF
SECOND FLOOR - 11,501 SF
MEZZANINE -   2,756 SF
TOTAL -  23,200 SF

BA.

BELOW

ELEV.CL.

UP

DN.

BA.

BR.

K

LIV / DIN

BR.

BA.

BR.

LIV / DIN

LAUND.

BR.

BA.

BA.

LAUND.

CL.

LIV / DIN

K

CL.
LIV / DIN

DECK DECK DECKDECK

DECK

5 6 7 8

CL.

CL.

BA. BR.

CL.LAUND.

DECK

LIV / DIN

11

CL.

LAUND.

K

LIV / DIN

10

W.C. LAUND.

BA.

CL. BA.

LAUND.
BR.

LIV / DIN

12 K CL.

UP

DN.

BR.

DECK

CL.

CL.

BA.BR.

CL. LAUND.

DECK

LIV / DIN

1
K

LAUND.

LIV / DIN

W.C.LAUND.

BA.

CL.BA.

LAUND.
BR.

LIV / DIN

2KCL.

UP

LIV / DIN

9

K
BR.

CL.

UP
CL.

CL.
LIV / DIN

4

EGRESS BALCONY

LAUND.

CL.

K
LAUND.

UPUP

K

UP

DN.

BA.
BA.

BR.

BR.

CL.

OPEN TO 
BELOW

OPEN TO 
BELOW

OPEN TO 
BELOW

OPEN TO 
BELOW

OPEN TO 

5
7 8

122

DN. DN.

DN.
DN.

DN.DN.

CL.

BR.

TERRACE

TERRACE

BELOW

4

OPEN TO 
BR.

BA.

TERRACE

TERRACE

TERRACE

TERRACE

2

4

BR.

7

9

8

12

BR.

BA.

CL.

BA.

BELOW

9

OPEN TO 

CL.

TERRACE
5

CL.

BA. BR.

CL.

RAMPOPEN TO BELOW

123

ELEV.

UP

DN.

UP

DN.

RAMP

DN.

11

121314

15

RAMP

4 5 7 8 9 106

CL.

3
K

CL.

CL.
BR.

CL.

BA.
BR.

CL.BA.

DECKDECK

860 S.F.784 S.F.784 S.F.

1,000 S.F. 413 S.F. 458 S.F. 533 S.F. 537 S.F. 352 S.F. 664 S.F.

469 S.F.

414 S.F.414 S.F.665 S.F.

596 S.F.

1,006 S.F.

704 S.F.650 S.F.

1,092 S.F. 1,022 S.F. 611 S.F. 874 S.F. 977 S.F. 1,065 S.F.

650 S.F.

1,006 S.F.

704 S.F.

10' 20' 30' 40' 50'

10' 20' 30' 40' 50' 10' 20' 30' 40' 50'

FIRST FLOOR PLAN

SECOND FLOOR PLAN MEZZANINE PLAN

STORAGE

STORAGE

RAMP

ELECT.
MEN

WOMEN

MECH.
TRASH

ELEV.
JAN.

DECK

STOR.

27 PARKING SPACES

UP UP

STAIRS SHIFTED
NORTH TO ALIGN WITH
STAIRS ABOVE

10' 20' 30' 40' 50' BASEMENT PLAN
8,943 S.F.

11,501 S.F. 2,756 S.F.

15,241 S.F.

COURTYARD
4,636 S.F.

INTRA-BLOCK
WALKWAY

F.A.R.
COVERAGE
DIAGRAM

A003
20013-A003

SC

PS
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BUILDING AREAS

BUILDING 1:

BUILDING 2:

BUILDING 3:

BUILDING
SEPARATION
WALL

BUILDING
SEPARATION
WALL

BUILDING
SEPARATION
WALL

BUILDING
SEPARATION
WALL

BUILDING 1

BUILDING 2

BUILDING 3

BUILDING 1 BUILDING 3

BUILDING 2

3,841 S.F. 3,574 S.F.
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February 24, 2022 

 

 

Brandon Swanson 

Director, Community Planning and Building 

City of Carmel 

(831) 620-2024 

 

 

Re: Response to Planning Commission Comments 

 

At the April 28, 2021 Planning Commission there was a consensus by the 

Planning Commission and several of the public speakers that the project should 

be completely redesigned.   

The comments made include: 

 Building looks too big, particularly along the Dolores Street frontage 

where most buildings are single story. Parts of building appear three 

stories in appearance.  

 The project looks like a shopping mall similar to Carmel Plaza.  

 The building’s design should be a design that transitions between 

commercial and residential zones. 

 Appearance should look like multiple buildings with “quaint shops”. 

 Reduce the amount of commercial space in the building. 

 Eliminate high tower element. 

 Include provision to prohibit “short term” rentals. 

 Design fails all commercial guidelines. 

 Mural on side of building insufficient connection to Carmel Art 

Association property. 

 Include more Carmel Art Association work. 

 Add more landscaping. 

 No projections past property line. 

 Include solar panels and other “green” measures. 

 Building’s exterior should be redesigned to reflect current architectural 

styles and not copy architectural style of the past. 

 Affordable housing should be included.  

 Intra-block walkway missing. 

 Remove gates into courtyard area. 

 The roof deck at the rear should be removed.  Roof deck is too large 

and creates privacy issues for neighbors. 

 The use of mezzanine space was questioned by a couple of the 

Commission members. 

The latest submittal is a complete redesign as suggest by the Planning 

Commission and we have responded to all of the Planning Commission’s 

comments in the following manner. 

 Building looks too big, particularly along the Dolores Street frontage 

where most buildings are single story. Parts of building appear three 

stories in appearance.  

 Response- The project has been completely redesigned to 

push the building’s mass away from Dolores Street and 5th 

Avenue and provides for a two story appearance from both 

streets.  The building’s courtyard now faces Dolores Street which 
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provides for a large break in the building’s bulk and mass while 

providing for public open space, now at the front rather than 

an interior courtyard as before.  The building’s exterior now has 

the appearance of six small buildings in order to reduce the 

building’s bulk and mass. The appearance is far less imposing 

than the previously approved Del Dono Court development on 

the same site.  

 The project looks like a shopping mall similar to Carmel Plaza  

 Response- The project has been redesigned to have 

storefronts along Dolores Street and surrounding the open 

courtyard that from on Dolores Street.  By one side of the 

courtyard to Dolores Street we have eliminated the “shopping 

mall” feel. We would also point out that the Carmel Plaza site is 

4 times larger therefore not comparable in anything other than 

name.  

 The building’s design should be a design that transitions between 

commercial and residential zones.  

 Response- We have reduced the scale of the building 

façades on both Dolores Street and 5th Avenue to better 

transition between the residential and commercial zones.  The 

building’s exterior now has the appearance of six residential 

scale buildings in order blend with the adjoining residential 

neighborhood. The massing is also significantly less than the 

previously approved Del Dono Court development.  

 Appearance should look like multiple buildings with “quaint shops”.  

 Response- The building’s exterior now has the appearance of 

six small buildings with “quaint shops” facing Dolores Street and 

other quaint shops within the courtyard that is open to Dolores 

Street. 

 Reduce the amount of commercial space in the building.  

 Response- We have not reduced the overall square footage 

of commercial space in the new design.  We are providing small 

commercial spaces ranging in size between 414 square feet 

and 1,000 square feet in order to support small size 

neighborhood serving commercial uses. There is no demand for 

large retail spaces in Carmel, nor would these be suitable for the 

look and feel of the town. They would also attract larger 

national retailers which is not what Carmel is looking for.  

 Eliminate high tower element.  

 Response- We have eliminated the tower element from the 

design. 
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 Include provision to prohibit “short term” rentals  

 Response- No need.  “Short term” rentals are not allowed for 

this project based on the City’s Municipal Code, not does our 

client have any aspirations of conducting short-term rentals 

from the property. They are developing to provide high quality, 

long-term rental apartments of varied sizes to the local 

community. Which are desperately needed.  

 Design fails all commercial guidelines.  

 Response- Revised design responds to Commercial Design 

Guidelines. The design is pedestrian oriented and residential in 

character; the design achieves compatibility with existing 

building design styles; the design compliments the rhythm of the 

streetscape; the design provides for separate business identities; 

the design has visual interest and roof forms compatible to the 

block; the design creates a “pedestrian wall” and entrance to 

intra-block walkway; the design has a balanced relationship 

between wall space and openings; the design has window 

patterns and wood doors consistent with the architectural 

design; the design has built-in planter boxes, flower boxes and 

street furnishings; the design shall have discrete lighting 

consistent with the architectural style; the design has a 

landscaped courtyard with connections to the intra-block 

walkway; the design’s colors are consistent with colors of other 

businesses located directly across on Dolores Avenue. 

 Mural on side of building insufficient connection to Carmel Art 

Association property.  

 Response- Mural on side of building has been removed. 

However Esperanza Carmel are very open to working with the 

Carmel Art Association on any collaboration which might make 

sense for them. We can study the feasibility of a physical 

connection between the proposed intra-block walkway and 

the Art Association parcel.  There appears to be room to make 

a connection; however, there is significant grade change and 

mature eucalyptus trees along the property line which may 

make this connection infeasible.   

 Include more Carmel Art Association work.  

 The new courtyard facing Dolores Avenue will have public art 

along a with a large sculptural element. Esperanza Carmel 

would look to work with the Carmel Art Association on any 

elements such as this as they like.  

 

 Add more landscaping.  
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 Response- Significantly more landscaping has been added to 

the project.  Hardscape has been removed from the courtyard 

and is now dedicated to landscaping. The roofs are heavily 

landscaped also.    

 No projections past property line.  

 Response- Most property line projects have been 

eliminated.  A few roof overhangs project beyond the property 

line, as allowed by code. 

 Include solar panels and other “green” measures.  

 Response- Solar panels are and were always part of the 

project as well as other “green” design measures. We have 

incorporated into the design per state and local green building 

code requirements. It is important to Esperanza Carmel that 

they deliver a green building.   

 Building’s exterior should be redesigned to reflect current architectural 

styles and not copy architectural style of the past.  

 Response- The building’s exterior has been redesigned 

completely.  There are now six distinct different façades which 

do not repeat old architectural styles of the past. 

 Affordable housing should be included.  

 Response- Based on the number of housing units provided 

there is no City requirement to provide affordable housing, nor 

should or can this be imposed as a condition.  

 Intra-block walkway missing  

 Response- An intra-block walkway connecting to the 

neighboring intra-block walkway has always been included, in 

both the previous and the current design. 

 Remove gates into courtyard area.  

 Response- All gates have been eliminated.  The courtyard is 

entirely open to Dolores Avenue. 

 The roof deck at the rear should be removed.  Roof deck is too large 

and creates privacy issues for neighbors.  

The public roof deck has been eliminated.  Smaller, private 

roof decks have been added at individual units.  The roof decks 

are hidden and not visible from the streets and will have heavy 

planting / landscaping. 

 The use of mezzanine space was questioned by a couple of the 

Commission members.  
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 Response- The Planning Commission already approved the 

use of mezzanine space under the previously approved 

design.  Our revised design still includes some mezzanine space 

but locates these spaces away from the streets and hidden from 

public view. 

  

 

 

 

 

 

 

 

Henry Ruhnke   

Wald, Ruhnke & Dost Architects, LLP 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Community Planning & Building Director 

SUBJECT:

DS 21-243 (Heyermann): Consideration of a continued CONCEPT Design Study for the
construction of a 1,600 square foot two-story residence and 200 square foot detached
garage on a vacant lot located at the northwest corner of Carpenter Street and 5th Avenue
in the Single-Family Residential (R-1) District. APN 010-031-021-000 

Application: DS 21-243 (Heyermann) APN: 010-031-021-000 
Block:44 Lot:19 
Location: Northwest Corner of Carpenter Street & 5th Avenue
Applicant:Alan Lehman, Designer Property Owner: Cheryl Heyermann

Executive Summary:
The proposed project is the construction of a new 1,600 square-foot residence, a 200 square-foot
detached garage located in the rear and street side yard setbacks, and associated site improvements on a
vacant 4,000 square-foot lot. The applicant is also proposing a 373 square-foot attached accessory
dwelling unit located under the proposed residence on the west side of the lot. The Forest & Beach
Commission approved the removal of two Coast live oak trees at their November 17, 2021 meeting, with
conditions. The Planning Commission reviewed a concept design study at their December 9, 2021 meeting
and continued the project with direction to the applicant to return with another concept design to address
concerns about the location of the detached garage, the number of different exterior materials and finishes,
the top heavy appearance of the east elevation windows, and the building mass on Carpenter Street.

Recommendation:
Adopt a Resolution (Attachment 1) accepting a Concept Design Study, with conditions, for the construction
of a new 1,600 square-foot residence, a 200 square-foot detached garage in the rear and street side yard
setbacks, and associated site improvements on a vacant 4,000 square-foot lot located at northwest corner
of Carpenter Street and 5th Avenue in the Single-Family Residential (R-1) District. APN 010-031-021



Background and Project Description:
The project site is a vacant 4,000 square-foot lot. The proposed project is the construction of a 1,600
square-foot residence, a 200 square-foot detached garage located in the rear and street side yard
setbacks, and associated site improvements. The project has two street frontages, Carpenter Street to the
east and 5th Avenue to the south. While the frontage on Carpenter Street is considered the front of the
property, the entry to the residence and the detached garage would be accessed off of 5th Avenue.
 
The proposed residence appears as a one-story with 1,125 square feet located at the main level. On the
west side of the property, 475 square feet of living space would be located over a 373 square-foot
accessory dwelling unit, making this portion of the residence a two-story element. Also on the west side of
the property, a 200 square foot detached garage is proposed and would be located in the rear yard and
street side yard setbacks. A 341 square-foot patio is proposed between the southwest corner of the
residence and the detached garage that would provide outdoor living space for the occupants.
 
The exterior colors, finishes, and materials include painted stucco, stone, a composition shingle roof, metal
shed roof accents, TPO on the flat roof portion, aluminum clad wood windows, and grape stake fencing
around the perimeter. The Planning Commission is considering acceptance of the concept design but may
also provide direction on final details.

Staff Analysis:
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving significant
trees and minimizing impacts on established trees; protecting the root systems of all trees to be
preserved; and, maintaining a forested image on the site.
 
Staff Response: The City Forester identified 16 trees on, or adjacent to, the property. All trees have been
rated significant. The applicant submitted a tree removal application to remove tree no. 12 and a cluster of
trees labeled as tree no. 14. At a special meeting of the Forest & Beach Commission on November 17,
2021, the Commission approved the tree removal request with a condition of approval requiring that one
upper canopy tree and one lower canopy tree be planted. Recommendation/Draft Condition of Approval
No. 1 sets forth the tree planting requirement.
 
Upon installation of the story poles, it was noted that the northeast corner of the residence remains in
conflict with a multi-trunk oak tree located on the north property line. This tree has been rated as significant
by the City Forester and approval to remove one of the trunks would need to be approved by the Forest &
Beach Commission. At the first concept hearing, the Planning Commission did not support removal of this
limb. Recommendation/Draft Condition of Approval No. 2 requires the applicant to redesign the northeast
corner of the residence to avoid the oak limb. Alternatively, the Planning Commission could direct the
applicant to apply for a tree removal permit to be acted upon by the Forest & Beach Commission prior to
final details review.
 
At the northwest corner of the kitchen, the building encroaches into the 6 foot tree protection zone of a
Redwood tree (no. 16). Recommendation/Draft Condition of Approval No. 3 requires the applicant to revise
the site plan to maintain the required 6 foot setback  prior to final details review. Additionally,
Recommendation/Draft Condition of Approval No. 4  requires the applicant to include the tree protection
zones on the proposed site plan as defined by the City Forester in the preliminary site assessment.
 



Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that preserve
reasonable privacy for adjacent properties and maintain view opportunities to natural features.
 
Staff Response: The project site is a vacant lot with a generous tree canopy. Staff did not identify any
ocean views during the preliminary site assessment. As a vacant site, the property offers the adjacent
neighbors views of a forested, open space area. In response to the Planning Commission’s direction at the
initial concept design review, the applicant has shifted the two-story building mass from the east side of the
property (Carpenter Street) to the west (rear) and behind the detached garage. This reduces the visible
mass from the public way but presents more mass to the north neighbor. To mitigate this, the project
maintains a 4 foot north side yard setback with an eight-and-a-half foot deep recess at the north neighbors
south facing deck.
 
Staff identified a potential privacy impact to the north neighbor as the windows in bedroom #3 appear to
align with existing windows on the south elevation of the northern neighbor’s residence. Because the
proposed windows are not required for emergency egress, staff is proposing Recommendation/Draft
Condition of Approval No. 5 requiring the two windows be replaced with a single high window to allow for
some natural light or elimination of the two windows entirely.
 
Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate parking
facilities that do not dominate the design of the house or site; minimizing the amount of paved surface
for a driveway; positioning garages to maximize open space, views and privacy; and, minimizing visual
impacts.
 
Staff Response: The project includes a 200 square-foot detached garage located on the west side of the
property in the rear yard and street side yard setbacks with driveway access off of 5th Avenue. The location
of the garage and driveway furthest from the corner of Carpenter Street and 5th Avenue creates the safest
location for on-site parking. The proposed garage would have a 6 foot rear yard setback and a 10 inch
street side yard setback. The Carmel Municipal Code allows detached garages to encroach into the rear
setback if,
 

1) The garage does not exceed 15 feet in height,
2) The encroachment would not impact significant or moderately significant trees, and
3) The location and design complies with the design guidelines.

 
The proposed garage would be 10 feet, 3 inches in height and therefore complies with the height restriction
of 15 feet. However, the encroachment into the rear yard setback would impact a significant cluster of oak
trees (tree no. 14). A request to remove these trees was approved by the Forest & Beach Commission on
November 17, 2021. Last, the location and design complies with the design guidelines in that, 1) the
detached garage is subordinate to the main residence and located at the rear of the lot; 2) it is a single-car
garage, 200 square feet in size, which is the minimum required for off-street parking; and, 3) the driveway
does not exceed 9 feet in width.
 
Additionally, the Code allows detached garages to encroach into the street side yard setback if,
 

1)      At least 50 percent of the adjacent right-of-way is landscaped or preserved in a natural and
forested condition to compensate for the loss of open space.

 
Staff Response: With the exception of the proposed driveway, the entire right-of-way along 5th

Avenue would remain in a natural and forested condition including preservation of three oak trees (no.
10, 11, & 13) and one pine (tree no. 9).



 
2)      The proposed setback encroachment would not impact significant or moderately significant
trees.

 
Staff Response: As discussed above, the proposed garage would impact a significant cluster of oak
trees (tree no. 14) and the removal of these trees has been approved by the Forest & Beach
Commission.

 
3) Free and safe movement of pedestrians and vehicles in adjacent rights-of-way is protected.

 
Staff Response: While the garage would be located only 10 inches from the street side yard
property line, the depth of the unimproved right-of-way would allow for 19 feet of back up distance
before a vehicle enters the roadway. At the initial concept review hearing, the Planning Commission
expressed concerns with the location of the garage and requested it be shifted to the north. With the
redesign and the placement of a two-story building element behind the garage, the garage has been
shifted further south, rather than to the north.

 
4) All development on site will be in scale with adjacent properties and the neighborhood context
consistent with adopted design guidelines.

 
Staff Response: As discussed above, the proposed garage complies with adopted design
guidelines.

 
5) Placement of the garage or carport in the setback will add diversity to the neighborhood
streetscape.

 
Staff Response: The short block of 5th Avenue between Carpenter Street and Guadalupe Street
contains 4 residential lots, two of which have detached garages (south east and due west) and one
with an attached garage (south west). The setback from 5th Avenue varies among the three garages.
The proposed detached garage would add to the diversity of setbacks on 5th Avenue but would also
add a fourth driveway adjacent to and across from the other three driveways currently on the block.
Despite the grouping of the driveways at the center of the block, the safest and most feasible
location for the project driveway is on 5th Avenue farthest from the corner at Carpenter Street.

 
Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to relate
to the context of other homes nearby; minimize the mass of a building as seen from the public way or
adjacent properties; and, relate to a human scale in its basic forms.
 
Staff Response: The project site slopes down 11 feet from east to west. At the direction of the Planning
Commission during the initial concept design review, the two-story portion of the residence has been
relocated from the east side of the lot (Carpenter Street) to the west side which slopes downhill and is
partially screened by the detached garage. The front yard setback on Carpenter Street remains at 15 feet.
 
For a single story building element, the maximum allowed plate height is 12 feet and the ridge height is 18
feet. The proposed single-story plate height is 9 feet, 6 inches. The plate height increases to 11 feet at the
shed roof/dormers on the east elevation. The ridge height is 16 feet, 9 inches. On the south elevation, the
single story plate height is 10 feet, 8 inches and the ridge height is 17 feet, 1 inch. The proposed plate
height on the west elevation at the two story building element is 17 feet, 2 inches and the flat roof height is
17 feet 10 inches.
 



The northern neighbor has expressed concerns regarding the building mass extending the full length of her
home, the blocking of her southern exposure, and the number of windows facing her residence. Staff
identified a privacy impact from the bedroom 3 windows which is discussed above in the section on Privacy
and Views. The northern neighbor requests that bedroom 3 be relocated to maintain her existing view from
her south facing deck.
 
Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional
building forms; using restraint with variations in building planes; using simple roof forms that are in
proportion to the scale of the building; and, roof eave lines that are low in scale.
 
Staff Response: Residential Design Guideline 7.6 states, a building should relate to a human scale in its
basic forms. Roof forms that dominate the body of the building and wide chimney structures should be
avoided. Guideline 8.1 states, a building form should appear similar to those seen traditionally and should
be composed of just a few simple planes. Guideline 8.3 states, use simple roof forms and limit the number
of subordinate attachments to avoid a cluttered design. Guideline 8.4 states, a roof form should be in
proportion to the scale of the building. In general, moderately pitched roofs (4:12 to 6:12) are preferred.
 
The roof form is comprised of three primary gables, two cross gables, a flat roof, a hipped roof at the
detached garage, and seven subordinate attachments including a curved roof form over the front entry, a
south facing dormer above the entry, a south facing projecting bay window in bedroom and bathroom 2, two
east facing shed roofs over proposed windows in bedroom 1 and bath 2, a north facing projecting bay
window in bedroom 1, and a north facing shed roof above a kitchen window. Recommendation/Condition of
Approval No. 6 requires the applicant to further evaluate and reduce the number of subordinate roof
elements which could include eliminating the dormer and simplifying the eave line on the east elevation.
 
The three main gable roof forms are pitched at 9:12. Two cross gables are pitched at 8:12 and 7:12.
Smaller shed roof elements are pitched at 3:12. On the west side of the residence, the roof form is flat and
is the proposed location of solar panels. The detached garage has a hipped roof form pitched at 4:12.
Recommendation/Draft Condition of Approval No. 7 requires the applicant to reduce the roof pitch to 6:12.
 
While finish materials are not part of concept review, the project is proposing a combination of composition
shingles, metal shed roofs, and a TPO membrane on the flat portion of the roof. At the initial concept
hearing, the Planning Commission did not support the use of TPO as a roof material. Residential Design
Guideline 9.8 encourages roof materials to be consistent with the architectural style of the building and the
context of the neighborhood. Appropriate roof materials include wood shingles and shakes, composition
shingles that convey a color and texture similar to that of wood shingles, or clay tile, slate, and concrete tile
depending on the architectural style. Metal, plastic, and glass are seen as generally inappropriate.
Recommendation/Draft Condition of Approval No. 8 requires that the TPO membrane on the flat roof be
replaced with a material that conveys the color and texture of a gravel which is a more traditional roof
material.
 
CONSIDERATIONS FOR FINAL DETAILS REVIEW
 
Exterior Lighting:  Carmel Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached
to the main building or any accessory building shall be no higher than 10 feet above the ground and shall not
exceed 25 watts (incandescent equivalent; i.e., approximately 375 lumens) in power per fixture, and that
landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts (incandescent
equivalent; i.e., approximately 225 lumens) per fixture. 
 
In addition, Residential Design Guideline 11.8, states that projects should, “preserve the low nighttime



lighting character of the residential neighborhoods. Use lights only where needed for safety and at
outdoor activity areas.”
 
The applicant has identified a wall mounted light fixture and path light for the project. Two wall fixtures are
proposed at the front entry, two on the front of the detached garage, and three at the stairs leading to the
lower level accessory dwelling unit (seven lights total). The wall sconce is shielded and directs light
downwards. The finish color would be “architectural bronze”.  The integrated LED light is 900 lumens per
fixture and exceeds the allowed 375 lumens. Recommendation/Condition of Approval No. 9 requires an
alternative fixture be selected prior to final details review. Additionally, Recommendation/Condition of
Approval No. 10 requires the applicant to further evaluate whether additional wall mounted fixtures at exterior
doors are required by the California Building Code and if so, to identify them on the lighting plan.
 
Eleven path lights are proposed along the south and west sides of the property. The proposed path light is
cast aluminum construction with a satin black finish. The light output is 110 lumens which is below the
allowed 225 lumens. The fixture is shielded and directs light downward.
 
Building Materials & Finishes: Residential Design Guideline 9.2 states, “visual complexity should be
avoided and that too many different materials or excessive details create a busy appearance and should
be simplified.” Guideline 9.3 encourages details that relieve blank surfaces and achieve a scale
compatible with the building’s forms and its architecture.” Guideline 9.4 states, “design details and
surface materials…should be used throughout the full exterior of the building to maintain consistency.
Avoid the application of special materials or design treatments to just the street façade.”
 
The two-story building form would be finished with a painted stucco in “River Reflections” and the one-story
form would be clad with a combination of painted stucco, and stone veneer in tan and gold. The detached
garage would be clad with stone on all four sides. The chimney shroud and gutters are proposed to be a
painted metal in a matte finish. The roof material is proposed to be a combination of composition shingles,
standing seam metal in “vintage zinc gray” and tan TPO. Recommendation/Draft Condition of Approval No.
11 requires the applicant to clearly identify all exterior materials and finishes prior to final details review.
 
Site Coverage: The project is allowed 556 square feet of site coverage if at least 278 square feet is
permeable or semi-permeable. The project includes the following site coverage elements:
 
Paver driveway 9 square feet Semi-Permeable
Front patio 341 square feet Semi-Permeable
Front pathway 100 square feet Semi-Permeable
ADU Stairs/Path 93 square feet Impermeable
Trash enclosure 10 square feet Impermeable
Total 553 square feet  

 
The applicant is proposing 553 square feet of site coverage of which 450 square feet would be semi-
permeable.
 
Fencing: Residential Design Guideline 11.1 encourages considering designing without a fence or wall
along the street first. Where a sense of enclosure or privacy is desired, shrubs, hedges or other vegetation
is encouraged instead of a fence or wall. When designing a fence or wall, Residential Design Guideline
11.2 encourages respecting the neighborhood context. Fences should convey a simple, hand-crafted
design. Guideline 11.3 encourages preserving open space resources when designing a fence or wall along
a street, keeping an openness into the site, and maintaining open, transparent qualities.
 



The project proposes a 48 inch tall wood fence along Carpenter Street with vertical pickets of varying
widths, height, and spacing for a handcrafted appearance. A similar fence is proposed on 5th Avenue and
would vary in height as the fence steps down incrementally to follow the grade. The wood fence that varies
in height is also proposed for the northern property line of a similar style.
 
The Municipal Code limits the height of fences in the front yard setback and street side yard setback to no
more than 4 feet; fences in the interior side yard and rear yard are permitted to be up to 6 feet unless
additional height is approved by the Planning Commission. Fence height is measured from the lowest
adjacent grade. Recommendation/Condition of Approval No. 12 requires the applicant to provide fence
details including the height and material for all fences proposed prior to final details review.
 
Grading and Drainage: The applicant is proposing approximately 180 cubic yards of cut and 20 cubic
yards of fill for the project (refer to Attachment 3, Sheet A5). Staff has concerns regarding the amount of
building coverage and site coverage that there is insufficient room for stormwater capture and retention on-
site. Recommendation/Draft Condition of Approval No. 13 requires a drainage plan to be submitted and
reviewed by the Environmental Compliance Manager prior to final details review.
 
Public Correspondence: The north neighbor submitted a letter expressing concerns with privacy, loss of
sunlight, and views. The west neighbor also submitted comments expressing concerns with the building
mass, views and sunlight, drainage, safety, and tree planting (Attachment 4).

Other Project Components:
Staff recommends that acceptance of a Concept Design Study be found to be “not be a project” pursuant
to section 15378 of the CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any
permits or entitlements approving a project which would result in a direct or indirect physical change in the
environment. CEQA analysis and determination of exemption status will be done as part of the Final Design
Study hearing.

ATTACHMENTS:
Description
Attachment 1 – Resolution 2022-XX-PC
Attachment 2 – Project Data Table
Attachment 3 – Project Plans
Attachment 4 – Public Comments



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2022-XX-PC 

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

A CONCEPT DESIGN STUDY FOR THE CONSTRUCTION OF A 1,600 SQUARE-FOOT SINGLE FAMILY 
RESIDENCE WITH A 200 SQUARE-FOOT DETACHED GARAGE ON A VACANT LOT LOCATED AT THE 

NORTHWEST CORNER OF CARPENTER STREET AND 5TH AVENUE 
APN 010-031-021 

 
WHEREAS, Lehman Design Studio (“Applicant”) submitted an application on behalf of 

Cheryl Heyermann requesting approval of a Design Study (DS 21-243, Heyermann) described 
herein as (“Application”); and 

 
WHEREAS, the Application has been submitted for the property located at the northwest 

corner of Carpenter Street and 5th Avenue in the Single-Family Residential (R-1) Zoning District 
(Block 44, Lot 19); and 
 

WHEREAS, the Applicant is requesting to construct a 1,600 square-foot residence with a 
200 square-foot detached garage in accordance with Carmel Municipal Code (CMC) Section 
17.58.040 (Residential Design Review) requires approval of a Track Two Design Study by the 
Planning Commission; and 

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

(Coastal Development Permit Required) and will be considered at the Final Details hearing; and 
 

WHEREAS, on December 8, 2021, the Planning Commission held a duly noticed public 
hearing to receive public testimony regarding the Concept Design Study, including without 
limitation, information provided to the Planning Commission by City staff and through public 
testimony on the conceptual design of the project; and 

 
WHEREAS, at the December 8, 2021 meeting, the Planning Commission voted to continue 

the project with direction to the applicant to revise the design of the project; and 
 
WHEREAS, notice of the second Concept Design Study public hearing was published on 

February 25, 2022 in compliance with State law (California Government Code 65091), and hand-
delivered by the Applicant to each property within a 100-foot radius of the project site indicating 
the date and time of the public hearing; and 
 

WHEREAS, on March 9, 2022, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the Concept Design Study, including without limitation, 
information provided to the Planning Commission by City staff and through public testimony on 
the conceptual design of the project; and 
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Resolution No. 2022-XX-PC 
Page 2 of 5 
 

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

Commission at the hearing date including, without limitation, the staff report and attachments 
submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations and testimony herein above set forth and used their independent judgement 
to evaluate the project; and 
 

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

 
WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to 

section 15378 of the CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any 
permits or entitlements approving a project which would result in a direct or indirect physical 
change in the environment; and  

 
WHEREAS, a CEQA analysis and determination will be conducted as part of the Final Details 

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

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL  
For each of the required findings listed below, staff has indicated whether the application 
supports adoption of the findings. For all findings checked "no" the staff report discusses the 
issues to facilitate the Planning Commission decision-making. Findings checked "yes" may or 
may not be discussed in the report depending on the issues. 
CMC 17.64.080.A, Concept Phase Approval Findings YES NO 
1. The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔   

2. The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design. The 
project’s use of open space, topography, access, trees and vegetation will maintain 

 
 ✔ 

Attachment 1



Resolution No. 2022-XX-PC 
Page 3 of 5 
 

or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 
3. The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

 
✔  

4. As conditioned, the project is adapted to human scale in the height of its roof, 
plate lines, eave lines, building forms, and in the size of windows doors and 
entryways. The development is similar in size, scale, and form to buildings on the 
immediate block and neighborhood. Its height is compatible with its site and 
surrounding development and will not present excess mass or bulk to the public or 
to adjoining properties. Mass of the building relates to the context of other homes 
in the vicinity. 

 
✔  

5. The project is consistent with the City’s objectives for public and private views and 
will retain a reasonable amount of solar access for neighboring sites. Through the 
placement, location and size of windows, doors and balconies the design respects 
the rights to reasonable privacy on adjoining sites.  

 
✔  

6. The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.  

✔   

7. The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety. All buildings are setback a minimum of 6 feet from significant trees unless 
otherwise agreed upon by the City Forester. 

 
✔  

8. The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites.  

✔   

9. The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔   

10. Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔   

11. Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way. The design will reinforce a sense of visual continuity 
along the street. 

✔   

12. Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.  

✔   

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

does hereby ACCEPT the Concept Design Study (DS 21-243, Heyermann) for the construction of a 
1,600 square-foot single family residence with a 200 square-foot detached garage on a vacant lot 
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Resolution No. 2022-XX-PC 
Page 4 of 5 
 
located at the northwest corner of Carpenter Street and 5th Avenue in the Single-Family Residential 
(R-1) District (APN 010-031-021), subject to the following Conditions of Approval: 
 

DRAFT CONDITIONS OF APPROVAL 

No. 
 

  
1.  Tree Planting Required. Prior to final details review, the applicant shall submit a 

preliminary landscape plan identifying the size, species, and location of one upper 
canopy tree and one lower canopy tree, and any additional tree planting as may be 
required by the Forest & Beach Commission. 

✔ 

2.  Oak Tree Limb. Prior to final details review, the applicant shall redesign the 
northeast corner of the residence to avoid the oak tree limb. 

✔ 

3.  Coast Redwood (Tree No. 16). Prior to final details review, the applicant shall submit 
a revised site plan that maintains a minimum six (6) foot setback between the 
proposed residence and the Coast Redwood tree (tree no. 16).  

✔ 

4.  Tree Protection Zones. Prior to final details review, the applicant shall include the 
tree protection zones on the proposed site plan as defined by the City Forester in 
the preliminary site assessment. 

✔ 

5.  North Elevation Window Revision. Prior to final details review, the applicant shall 
either replace the two north elevation windows in bedroom 3 with one high window 
or eliminate both windows. 

 

6.  Subordinate Roof Elements. Prior to final details review, the applicant shall reduce 
the number of subordinate roof elements which could include eliminating the 
dormer and simplifying the eave line on the east elevation. 

✔ 

7.  Roof Pitch. Prior to final details review, the applicant shall reduce the roof pitch to 
6:12. 

✔ 

8.  TPO Roofing Material. Prior to final details review, the applicant shall replace the 
TPO membrane with another material that conveys the color and texture of gravel. 

✔ 

9.  Exterior Wall Sconce. Prior to final details review, the applicant shall identify an 
alternative exterior light fixture that does not exceed 375 lumens. 

✔ 

10.  Lighting Plan. Prior to final details review, the applicant shall further evaluate 
whether additional wall mounted fixtures at exterior doors are required by the 
Building Code and if so, identify them on the lighting plan. 

✔ 

11.  Finish Materials. Prior to final details review, the applicant shall clearly identify all 
exterior building materials and finishes on the elevations. 

✔ 

12.  Fence Details.  Prior to final details review, the applicant shall provide fence details 
including the height and material for all fences proposed. 

✔ 

13.  Grading & Drainage Plan. Prior to final details review, the applicant shall submit a 
preliminary grading and drainage plan for review by the Environmental Compliance 
Manager. The drainage plan shall comply with the City’s drainage policy SOG 17-07. 
At a minimum, new impervious area drainage must be dispersed around the site 
rather than focused into one corner of the property, infiltration features must be 
sized appropriately and must be located at least 6 feet from neighboring properties. 

✔ 
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The drainage plan shall include information on drainage from new impervious areas 
and semi-pervious areas. 

 
 PASSED, APPROVED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 9th day of March, 2022, by the following vote:  
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young 
Chair      Planning Commission Secretary 
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DS 21-243 (Heyermann) 
March 9, 2022  
Project Data Table 
Page 1 of 1 
 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 

Floor Area  1,800 SF (45%) Vacant Lot 1,800 SF 
373 SF ADU 

Site Coverage 396 SF/556 SF N/A 553 SF 
Trees (Upper/Lower) 3/1 2/12** 3/11*** 
Ridge Height (1st/2nd) 18’/24’ N/A 16.75’ /  
Plate Height (1st/2nd) 12’/18’ N/A 11’ /  
Setbacks Minimum Required Existing Proposed 
Front  15’ Vacant Lot 15’ 
Composite Side Yard 10’ (25%) N/A 10’ 
Interior Side Yard 3’ N/A 3’-5” 

Street Side Yard 5’ N/A 5’ to chimney 
6’ to residence 

Rear 15’/3’* N/A 4’-2” 
*The rear setback is three feet for those portions of structures less than 15 feet in height. 
**Two lower canopy trees approved for removal by the Forest & Beach Commission on 11/17/21. 
***One lower canopy and one upper canopy tree required per the Forest & Beach Commission. 
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SHEET # CONTENTS
A1 PROJECT INFORMATION
P1 SURVEY
A2 SITE PLAN
A3 FIRST FLOOR PLAN
A4 SECOND FLOOR PLAN
A5 FOUNDATION PLAN, GRADING PLAN
A6 ROOF PLAN
A7 ELEVATIONS
A8 ELEVATIONS
A9 LANDSCAPE AND LIGHTING PLAN
A10 FENCE DESIGN/ELEVATION, STREET VIEWS
A11 MATERIALS AND COLORS
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PROJECT
LOCATION

Owner- Cheryl Heyermann 831-595-5045 
Designer – Alan Lehman 831-747-4718 

PROJECT INFORMATION

CONTACT INFORMATION

SCOPE OF WORK
NEW 1600 S.F. SINGLE FAMILY RESIDENCE WITH 200 S.F.
DETACHED GARAGE. 2.5 BATH, 3 BEDROOM AND A 373 S.F.
A.D.U. WITH I BATH AND KITCHEN.

DRAWING INDEX

CODE COMPLIANCE NOTES

GENERAL NOTES
1.DO NOT SCALE DRAWINGS.

2.CONTRACT DOCUMENTS WHICH DESCRIBE EXISTING CONSTRUCTION
HAVE BEEN BASED ON FIELD INSPECTION, BUT ARE NOT BASED ON
EXTENSIVE FIELD MEASUREMENTS, OPENING OF CONCEALED
CONDITIONS OR EXCAVATION OF BURIED ITEMS. NO RELIABLE
CONSTRUCTION DOCUMENTS FOR THE EXISTING STRUCTURE WERE
AVAILABLE. THESE DRAWINGS ARE INTEDED AS A GUIDE TO THE
CONTRACTOR WHO SHALL VERITY DIMENSIONS BEFORE PROCEEDING
WITH WORK. CONTRACTOR SHALL OBTAIN APPROVAL FROM THE
DESIGNER BEFORE PROCEEDING WITH WORK REGARDING CHANGES,
DISCREPANCIES OR ALTERATIONS THAT ARE INCONSISTENT WITH
THESE DRAWINGS. NOTIFY THE DESIGNER IMMEDIATELY OF PRE-
EXISTING CONDITIONS WHICH PROHIBIT EXECUTION OF WORK AS
DESCRIBED HEREIN.

3..NEW CONSTRUCTION TO MATCH EXISTING DETAILS AND FINISHES.
WHERE NEW CONSTRUCTION MEETS EXISTING CONSTRUCTION, PATCH
AND MATCH SURFACES AND FINISHES TO ALIGN CONSISTENTLY SO NO
VISUAL EVIDENCE OF CORRECTED WORK REMAINS UPON COMPLETION.

4.FLOOR ELEVATIONS = TOP OF PLYWOOD SUB-FLOOR OR TOP OF SLAB.

5.ALL WALLS DIMENSIONED TO FACE OF STUD (UNLESS OTHERWISE
NOTED).

NO SCALE
VICINITY MAP

OWNER HEYERMANN 
SITE ADRESS NW CORNER OF 5TH AND

CARPENTER 
A P N APN 010-031-021 
LEGAL Map Of Carmel City Lot 19 Blk 44 
LOT/BLOCK LOT 19 BLOCK 44 
YEAR BUILT N/A - VACANT LAND 
ZONING R-1 
CONST. TYPE V-B 
OCCUPANCY R-3 
FIRE SPRINKLERS YES (NEW) 
HISTORIC NO 

REVISION NOTES

A. DUCT SYSTEMS ARE SIZED, DESIGNED, AND EQUIPMENT IS SELECTED PER
SECTION 4.507.2. HVAC SYSTEM INSTALLERS MUST BE TRAINED AND CERTIFIED
AND SPECIAL INSPECTORS EMPLOYED BY THE ENFORCING AGENCY MUST BE
QUALIFIED. NOTE THIS REQUIREMENT ON THE PLANS.

B. AUTOMATIC IRRIGATION SYSTEMS CONTROLLERS INSTALLED AT THE TIME OF
FINAL INSPECTION SHALL BE WEATHERBASED (4.304.1).

C. PROTECT ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, CONDUITS
AT EXTERIOR WALLS AGAINST THE PASSAGE OF RODENTS (4.406.1)

D. COVER DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION
COMPONENT OPENINGS DURING CONSTRUCTION  (4.504.1)

E. ADHESIVES, SEALANTS AND CAULKS SHALL BE COMPLIANT WITH VOC AND
OTHER TOXIC COMPOUND LIMITS (4.504.2.1)

F. PAINTS, STAINS AND OTHER COATINGS SHALL BE COMPLIANT WITH VOC
LIMITS (4.504.2.2)

CAL GREEN NOTES

 

1. THIS PROJECT SHALL COMPLY WITH THE 2019 CALIFORNIA
RESIDENTIAL CODE, 2019 CALIFORNIA BUILDING CODE, 2019 CALIFORNIA
FIRE CODE, 2019 CALIFORNIA ELECTRICAL CODE, 2019 CALIFORNIA
PLUMBING CODE, 2019 CALIFORNIA MECHANICAL CODE, 2019
CALIFORNIA ENERGY CODE, 2019 CALIFORNIA GREEN BUILDING
STANDARDS CODE AND ANY OTHER APPLICABLE CODES.

2. A STATE LICENSED SURVEYOR SHALL CERTIFY IN WRITING THAT THE
FOOTINGS/FOUNDATION ARE LOCATED IN ACCORDANCE WITH THE
APPROVED PLANS PRIOR TO THE FOOTING/FOUNDATION INSPECTION;
AND SHALL CERTIFY THE ROOF HEIGHT IS IN ACCORDANCE WITH THE
APPROVED PLANS PRIOR TO THE ROOF SHEATHING INSPECTION.
CERTIFICATION SHALL BE PROVIDED TO THE INSPECTOR AT THE TIME
OF THE REFERENCED INSPECTIONS.

3. CONTRACTOR SHALL OBTAIN AN 8-1-1/DIG ALERT TICKET PRIOR TO
PERMIT ISSUANCE AND SHALL MAINTAIN THE TICKET IN ACTIVE STATUS
THROUGHOUT THE PROJECT. TICKET SHALL BE KEPT ON SITE FOR
INSPECTOR REFERENCE.

4. TO MINIMIZE OFF-SITE VIBRATION AND DAMAGE TO NEARBY
PROPERTIES, CONTRACTOR SHALL UTILIZE THE SMALLEST FEASIBLE
COMPACTION EQUIPMENT CAPABLE OF ACHIEVING THE DESIRED
COMPACTION LEVEL. CONTRACTOR IS RESPONSIBLE FOR ANY AND ALL
OFF-SITE DAMAGE AND SHALL REPAIR ANY DAMAGE IN A TIMELY
MANNER PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY FOR
THE PROJECT.

5. STRUCTURAL WELDING FOR GUARDRAILS OR ANY OTHER WELDED
STEEL STRUCTURAL ELEMENTS SHALL BE DONE IN A LISTED APPROVED
SHOP OR IF WELDED IN THE FIELD, UNDER SPECIAL INSPECTION.

LOT SIZE 4000 S.F. 
NEW FIRST STORY 1125 S.F. 
NEW SECOND STORY 475 S.F. 
NEW GARAGE 200 S.F. 
A.D.U. 373 S.F. 
NEW TOTAL FLOOR AREA 2173 S.F 

PROPOSED SITE COVERAGE 
PAVER DRIVEWAY (PERMEABLE) 9 S.F. 
FRONT PATIO (PERMEABLE) 341 S.F. 
FRONT PAVER PATH (PERMEABLE) 100 S.F. 
STAIR AND PATH TO A.D.U. 93 S.F. 
REFUSE STORAGE 10 S.F. 
PROPOSED TOTAL SITE COVERAGE 553 S.F 
SITE COVERAGE ALLOWED 556 S.F. 
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DOOR SCHEDULE
NUMBER QTY FLOOR SIZE DESCRIPTION THICKNESS COMMENTS
D01   1 2 11380 L/R EX EXT. 4 DR. BIFOLD-GLASS PANEL 1 3/4"
D02   1 2 2068 R IN HINGED-DOOR P04 1 3/8"
D03   1 2 21068 R POCKET-DOOR P04 1 3/8"
D04   1 2 2368 L IN HINGED-DOOR P04 1 3/8"
D05   1 2 2368 R IN HINGED-DOOR P04 1 3/8"
D06   1 1 2668 L IN HINGED-DOOR P04 1 3/8"
D07   1 1 2668 R IN HINGED-DOOR P04 1 3/8"
D08   2 2 2668 L POCKET-DOOR P04 1 3/8"
D09   1 2 2668 L IN HINGED-DOOR P04 1 3/8"
D10   1 2 2668 L/R IN DOUBLE HINGED-DOOR P04 1 3/8"
D11   2 2 2868 L IN HINGED-DOOR P04 1 3/8"
D12   1 2 3068 L IN HINGED-DOOR P04 1 3/8"
D13   1 1 3168 L EX EXT. HINGED-GLASS PANEL 1 3/4"
D14   1 2 3668 L/R 4 DR. BIFOLD-LOUVERED 1 3/8"
D15   1 2 3679 R EX EXT. HINGED-AT-GLASS PANEL 1 3/4"
D16   1 1 4068 L/R IN DOUBLE HINGED-DOOR P04 1 3/8"
D17   1 2 4068 L IN SLIDER-DOOR P04 1 3/8"
D18   1 2 4068 L/R IN DOUBLE HINGED-DOOR P04 1 3/8"
D19   1 2 71070 L/R EX EXT. 2+2-PANEL POCKET-GLASS PANEL 1 3/4"
D20   1 1 8070 GARAGE-LONG PANEL 1 3/4"

WINDOW SCHEDULE
NUMBER QTY FLOOR SIZE TEMPERED EGRESS DESCRIPTION COMMENTS
W01   1 2 2020FX YES FIXED GLASS
W02   1 1 2036SC SINGLE CASEMENT-HR
W04   2 2 2040FX FIXED GLASS
W05   3 3 2614FX FIXED GLASS
W06   1 2 2626FX YES FIXED GLASS
W07   2 1 2626FX FIXED GLASS
W08   4 2 2626FX FIXED GLASS
W09   1 2 2640FX FIXED GLASS
W10   1 2 2840SC SINGLE CASEMENT-HL
W11   1 1 3636SC SINGLE CASEMENT-HL
W12   1 2 3636SC SINGLE CASEMENT-HL
W13   1 2 3636SC SINGLE CASEMENT-HR
W14   1 2 4140DC YES YES DOUBLE CASEMENT-LHL/RHR
W15   2 2 2036SC YES SINGLE CASEMENT-HL
W16   1 2 4333DC DOUBLE CASEMENT-LHL/RHR
W17   1 2 4940DC YES DOUBLE CASEMENT-LHL/RHR
W18   1 2 4333DC YES DOUBLE CASEMENT-LHL/RHR
W19   1 2 2036SC YES YES SINGLE CASEMENT-HL

NOTE: WOOD WINDOWS AND DOORS WITH CLAD EXTERIOR BY SIERRA PACIFIC OR SIMILAR
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FIRST FLOOR PLAN
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FINISHED FLOOR
ELEVATION 55.0'

DOOR SCHEDULE
NUMBER QTY FLOOR SIZE DESCRIPTION THICKNESS COMMENTS
D01   1 2 11380 L/R EX EXT. 4 DR. BIFOLD-GLASS PANEL 1 3/4"
D02   1 2 2068 R IN HINGED-DOOR P04 1 3/8"
D03   1 2 21068 R POCKET-DOOR P04 1 3/8"
D04   1 2 2368 L IN HINGED-DOOR P04 1 3/8"
D05   1 2 2368 R IN HINGED-DOOR P04 1 3/8"
D06   1 1 2668 L IN HINGED-DOOR P04 1 3/8"
D07   1 1 2668 R IN HINGED-DOOR P04 1 3/8"
D08   2 2 2668 L POCKET-DOOR P04 1 3/8"
D09   1 2 2668 L IN HINGED-DOOR P04 1 3/8"
D10   1 2 2668 L/R IN DOUBLE HINGED-DOOR P04 1 3/8"
D11   2 2 2868 L IN HINGED-DOOR P04 1 3/8"
D12   1 2 3068 L IN HINGED-DOOR P04 1 3/8"
D13   1 1 3168 L EX EXT. HINGED-GLASS PANEL 1 3/4"
D14   1 2 3668 L/R 4 DR. BIFOLD-LOUVERED 1 3/8"
D15   1 2 3679 R EX EXT. HINGED-AT-GLASS PANEL 1 3/4"
D16   1 1 4068 L/R IN DOUBLE HINGED-DOOR P04 1 3/8"
D17   1 2 4068 L IN SLIDER-DOOR P04 1 3/8"
D18   1 2 4068 L/R IN DOUBLE HINGED-DOOR P04 1 3/8"
D19   1 2 71070 L/R EX EXT. 2+2-PANEL POCKET-GLASS PANEL 1 3/4"
D20   1 1 8070 GARAGE-LONG PANEL 1 3/4"

WINDOW SCHEDULE
NUMBER QTY FLOOR SIZE TEMPERED EGRESS DESCRIPTION COMMENTS
W01   1 2 2020FX YES FIXED GLASS
W02   1 1 2036SC SINGLE CASEMENT-HR
W04   2 2 2040FX FIXED GLASS
W05   3 3 2614FX FIXED GLASS
W06   1 2 2626FX YES FIXED GLASS
W07   2 1 2626FX FIXED GLASS
W08   4 2 2626FX FIXED GLASS
W09   1 2 2640FX FIXED GLASS
W10   1 2 2840SC SINGLE CASEMENT-HL
W11   1 1 3636SC SINGLE CASEMENT-HL
W12   1 2 3636SC SINGLE CASEMENT-HL
W13   1 2 3636SC SINGLE CASEMENT-HR
W14   1 2 4140DC YES YES DOUBLE CASEMENT-LHL/RHR
W15   2 2 2036SC YES SINGLE CASEMENT-HL
W16   1 2 4333DC DOUBLE CASEMENT-LHL/RHR
W17   1 2 4940DC YES DOUBLE CASEMENT-LHL/RHR
W18   1 2 4333DC YES DOUBLE CASEMENT-LHL/RHR
W19   1 2 2036SC YES YES SINGLE CASEMENT-HL

NOTE: WOOD WINDOWS AND DOORS WITH CLAD EXTERIOR BY SIERRA PACIFIC OR SIMILAR

SCALE 1/4" = 1'-0"
SECOND FLOOR PLAN
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BUXUS SEMPERVIRENS / BOXWOOD HEDGE 9 5 GAL. LOW

THYMUS SERPYLLUM / THYME GROUND COVER 26 1 GAL LOW

LAVANDULA HETEROPHYLLA / LAVENDER 21 1 GAL LOW

IRIS DOUGLASIANA / IRIS FLOWERS 18 1 GAL LOW

FESTUCA MAIREI / FESCUE GRASS PLANT 9 5 GAL LOW

HEUCHERA SANGUINEA / CORAL BELLS PLANT 10 5 GAL MODERATE

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

NATURAL COLOR EXCEPT ADJACENT TO HOUSE FOR FIRST
24"

PLANTING LEGEND

PATH LIGHT (8)

WALL SCONCE (7)

LIGHTING NOTES
1. ALL EXTERIOR LIGHTING SHALL BE ON PHOTO AND MOTION

DETECTORS.
2. MAX BULB WATTAGE 20W- SCONCES, 15W- PATH LIGHTS
3. EXTERIOR LIGHTING SHALL BE DARK SKY COMPLIANT

LIGHTING LEGEND
QTY WUCOLSSIZE
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Fwd: construction on 5th & Carpenter
Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Thu, Mar 3, 2022 at 10:01 AM
To: Marnie Waffle <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Alison McDaniel <REDACTED> 
Date: Wed, Mar 2, 2022 at 4:36 PM 
Subject: Fwd: construction on 5th & Carpenter 
To: Waffle Marnie <mwaffle@ci.carmel.ca.us> 

Sent from my iPhone

-----Original Message----- 
From: REDACTED 
To: mwaffle@ci.carmel.ca.us <mwaffle@ci.carmel.ca.us> 
Sent: Wed, Mar 2, 2022 4:29 pm 
Subject: construction on 5th & Carpenter 

To: Marnie Waffle, senior planner
Carmel planning commission
mwaffle@ci.carmel.ca.us 
3-2-22
 
From: Alison McDaniel
REDACTED
cell: REDACTED
 
Dear Marnie,
Greetings.  Here we are in round 2 of 5th and Carpenter.  I weary of it all, but must weigh in on the current
plans.  While they are considerably more acceptable visually and more in keeping with Carmel, I find the
idea of a 4 bedroom, 4 bathroom house, plus patio and garage (ADU included here as a bedroom, and yes, I
do understand the ramifications of the ADU concept) to be quite disconcerting,…in fact downright disturbing. 
Goodbye trees, goodbye parking which is precious little up here, and for me, goodbye privacy and goodbye
sunlight.  This huge dwelling, seeming more like a sort of rooming house, or apartment complex is way too
big for that little lot.  Most of the houses in this neighborhood are on lots this size and consist of 3 bedrooms
and 2 baths; some only 2 bedrooms and 1 or 2 baths.  Why this need for ‘enormous?’
I guess bigger merits a bigger price tag, but considering this noisy corner, I would think that to build on that
lot AT ALL, one would be wise to build within the compatible ramifications of the neighborhood, a classy,
quality Carmel Charmer, with good solid bones, and set back far enough from the street(s) to provide a little
buffer from traffic and to provide room for shrubs and trees for same reason. At the going prices of homes
here in Carmel, a house of sensible size and desirable construction will make enough money for the builder-
seller.
The runoff from rain onto the Stevens’ Property next door to the west on 5th, a house this large covering so
much earth with hard, impermeable material could be quite worrisome for these neighbors. 
 
I am noting that, on the plans I am seeing  (A8, 13 or 14 windows; one is probably a door) facing north, my
house.  What might be the reason for that?
So, in summation here, I say simply, my privacy is threatened, and a good portion of my sunlight will be
occluded. At very least, remove the bedroom over the ADU which blocks a good portion of the view off my
deck and put it up to the Carpenter side.
I say further, send them back to the drawing board to come up with a winner that  will also be a design
respectful of the neighbors.  A win-win for all.  I have been here almost 18 years and I believe the Stevens
have owned their property for 20. We do, as well as the rest of the neighbors, deserve the respect of the new
comers.  The respect will be mutual when we are shown good faith, not just a plan to max out a small lot in
the name of personal gain of one person.
                                               
                                                                        Respectfully yours,  Ali McDaniel
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TO:                Carmel Planning Commissioners 
FROM:          Concerned Neighbors 
SUBJECT:      5th & Carpenter Proposal #2 
DATE:            March 2, 2022 
CC:                 Carmel Forest & Beach Commissioners 
                       Ramie Allard 
                       Paul Miller 
                       Sara Davis 
 
 
     We appreciate the opportunity to express our thoughts about this proposal. 
 
      The applicant and designer did a good job in listening to the feedback from the commissioners on the review of 
their first proposal. The revised design is much more Carmel-like but it is BIG.  It includes a 1600 sq ft house, a 200 
sq ft garage, a 373 sq ft ADU and a 341 sq ft hard surface patio. Putting all this on a 4,000 sq ft lot creates problems 
which we will discuss below. 
 
 
NORTHEAST CORNER 
 
     The proposal calls for a two-story structure 4 ft from the property line to the west (Stevens) and 4 ft from the 
property line to the north (McDaniel). In order to keep the height of structure below 15 ft and hence enjoy the 
minimum setback it (a) is sunken into the ground by about 3 ft and (2) has a flat roof.  
 
     This flat roof creates a very unattractive box appearance that completely conflicts with the style of the rest or 
the house. All the other roofs on this proposal are slanted to a peak which is the norm on Carmel – type homes. 
The city should reject this portion of the design. 
 
     Sinking this structure is also problematic. The fence at this corner  serves as a retaining wall for a sharp, 
precipitous drop in the dirt level of about 4 ft. The fence behind the Stevens’s garage is about 10 ft high. – 6 ft 
above dirt level. Putting a 2-story sunken structure so close will surely require extensive, new retaining walls to 
prevent the collapse of the Stevens’s garage and dirt into the neighbor to the north.  
 
 
VIEW, SUNLIGHT & PRIVACY 
 
     Unlike the first proposal this one has a structure running along almost the entire north property line.  This 
blocks almost all of the view and sunlight of the neighbor to the north (McDaniel). She currently has an outside 
porch that looks out upon a vacant lot with beautiful trees. No longer. Completely gone.  So is her privacy with 13 
windows looking at the east side of her house. Ali McDaniel will be writing a separate letter to the Commissioners 
as well as requesting a shade study. 
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DRAINAGE    
 
    The lot in question has a pretty significant slope or grade. The entire neighbor has a history of significant water 
drainage issues. The house to the north of the Stevens’s has had to deal with constant rainwater running thru their 
1st floor. The city has had to install special drainage pipes to help alleviate the problem. The Stevens had to install 
French drains and water protective barriers way below the dirt line to protect their 1st floor. 
 
     Currently, the vacant lot, trees and vegetation help absorb the rain and prevent run offs. The new design has 
over 55% of the lot covered with structures and hardscape. This is particularly so on the west end of the property. 
There is little room for the rain and its runoff to soak in.  In addition, the entrance to the ADU is sunken which most 
likely will collect water. 
 
     All of this raises great concern that the new design will exasperate an already tenuous drainage situation. It is 
best to resolve this issue now before a problem arises resulting in serious litigation. 
 
 
 
SAFETY 
 
     The design calls for the garage to be within 1 foot of the 5th property line. Code is a 4 ft setback. The 
Commissioners can either allow or deny this variance.  
 
     The garage and resulting driveway are at a particularly dangerous location. It is on 5th just 100 ft from the 
intersection of 5th and Carpenter. Carpenter is a busy street and many locals turn west on 5th as a short cut to 
downtown – avoids Ocean. 5th is about 21 ft wide at the intersection. It then narrows to 16 ft to avoid an oak tree 
on the north side of the street. The proposed garage and driveway are located just after this tree. Three other 
garages and driveways are in the same immediate vicinity – within 15 ft of each other. There is heavily used off 
street parking on both sides of the street between Carpenter and the garages. This will only get worse with the 
addition of a 3-bedroom house with an ADU with limited driveway space for parking. 
 
     It is safe to conclude that the area in question will be quite congested. A garage on the property line gives west 
bound cars limited time and visibility to cars backing out of the garage. The same is true for cars backing up out of 
the 4 driveways.  
 
     It is important that the Commissioners examine this concern when they visit the site. The congestion can be 
partially mitigated by not allowing the requested variance and having the garage pushed back as far as possible to 
enhance the visibility of cars backing up. 
 
 
 
 
REPLACEMENT TREES 
 
     The lot has many beautiful trees. The applicant applied for and received permission from the Forestry & Beach 
Commission to remove one single tree and a cluster of 4 trees. They applicant showed the original design of the 
house and argued that the only practical location for the garage required the removal of the 4 trees. The 
Commission agreed and ruled that the failure to remove the trees would deprive the owner of reasonable use. The 
Commission further decided to reduce the required number of high canopy replacement trees from 3 to 1.  
 
 

Attachment 4



     All this was done during November of 2021. The neighbors were not contacted before or after these decisions. 
The neighbors had no input to the process. There was a 30-day challenge period but since the neighbors knew 
nothing, it was of no avail.  
 
     The applicant is now required to plant an upper and a lower canopy tree. Uppers can grow to be 60-100 ft high. 
Lowers are in the 20-30 ft range. 
 
     The original proposal designated areas for the replacement trees. The new proposal has these areas covered by 
structures and a hardscape patio, Furthermore, the current proposal does not show where these trees would go 
and it isn’t apparent that there actually is sufficient space. Given the number of trees that are being requested to 
be removed and the reduction of the number of replacement trees granted, it just doesn’t make sense to even 
consider a conceptual design without making sure the applicant intends to leave sufficient space for healthy trees.  
Why show the location of shrubbery and not the replacement trees? 
 
 
CONCLUSION 
 
     The proposal is just too big. It results in: 

1. An unattractive 2cd story 
2. Structures that block views and sunlight 
3. Drainage problems 
4. Safety concerns 
5. No apparent space for replacement trees 

 
      The City facilitated the applicant’s desire to build a reasonably sized house by allowing 5 trees to be removed. 
Now the applicant is reciprocating with a proposal that is just too big with too many problems. The applicant can 
still make a very nice profit with smaller structures that respects the neighbors. Hopefully, she will decide to do 
this. 
 
     If not, the Commissioners certainly have the latitude and authority to request a complete redesign. 
 
 
     Respectfully, 
 
 
 
      
     Tom Stevens                   NE Corner 5th & Guadalupe 
     Nancy Stevens                NE Corner 5th & Guadalupe 
     Ali McDaniel                   1 NW Corner 5th & Carpenter 
     J.J. Berthelot                   1 NW Corner 5th & Carpenter 
     Sharon de St Jeor           SE Corner 5th & Carpenter 
     Suzanne Quinlan            NE Corner 5th & Carpenter 
     Tom Quinlan                   NE Corner 5th & Carpenter 
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

5th & Carpenter Proposal 
Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Thu, Mar 3, 2022 at 6:00 PM
To: Marnie Waffle <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: kimberly scheingart <REDACTED> 
Date: Thu, Mar 3, 2022 at 4:07 PM 
Subject: 5th & Carpenter Proposal 
To: mwaffle@ci.carmel.ca.us <mwaffle@ci.carmel.ca.us> 

Date:        3/3/22

Hi Marnie -

We just wanted to communicate that we totally support the neighborhood concerns about size of
the structures being proposed. It is just too tall and too big. We have read the letter submitted by
the neighborhood (Tom & Nancy Stevens, Ali McDaniel, Sharon de St. Jeor and Suzanne & Tom
Quinlan) and are in agreement with all the issues raised. These are serious issues and it would be
great if the city encourages the applicant to resubmit a plan that eliminates these concerns and
respects all of us.

Please add our name to this neighborhood letter.

All the best,

Roy and Kim Scheingart

REDACTED
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Community Planning & Building Director 

SUBJECT:

DS 21-211 (Rachleff): Consideration of a CONCEPT Design Study for additions totaling
530 square feet to a 1,650 square-foot two-story residence located on a double frontage
lot on San Antonio Avenue and Scenic Road 3 north of 13th Avenue in the Single-Family
Residential (R-1), Archaeological Significance Overlay (AS), Park Overlay (P), Beach &
Riparian Overlay (BR), and Coastal Commission Appeal Jurisdiction. APN 010-292-007-
000 

Application: DS 21-211 (Rachleff) APN: 010-292-007-000 
Block:A5 Lot:5 
Location: Scenic Road & San Antonio Avenue 3 North of 13th Avenue
Applicant:Braden Sterling, Architect Property Owner: Andrew S. and Debra S. Rachleff

Executive Summary:
The project is a substantial alteration of a nonconforming 1,650 square-foot two-story residence including
additions totaling 530 square feet, a new detached garage on San Antonio, basement, and associated site
improvements on a 4,622 square-foot lot. The residence was reviewed for historical significance and was
ineligible for the Carmel Historic Inventory on December 29, 2020. No trees are proposed for removal.

Recommendation:
Adopt a Resolution (Attachment 1) accepting the Concept Design Study for additions totaling 530 square
feet to a 1,650 square-foot two-story residence located on a double frontage lot on Scenic Road and San
Antonio Avenue 3 north of 13th Avenue in the Single-Family Residential (R-1), Archaeological Significance
(AS), Park (P), Beach & Riparian (BR), and Coastal Commission Appeal Jurisdiction Overlay Districts.

Background and Project Description:
The residence was designed by Thomas S. Elston, Jr. in the mid-century modern style for James W.



Lawson and constructed in 1950. The residence has been highly altered and was ineligible for the local
historic inventory. The residence is located in several zoning overlay districts, including the Beach and
Riparian Overlay, and is legal-nonconforming with respect to building height. The maximum permitted
building height in the overlay district is 18 feet, and the residence is 20 feet tall. The applicant is proposing a
substantial remodel that preserves the existing nonconformity and adds 530 square feet of floor area to the
residence, including a basement on the east side of the lot.

Staff Analysis:
Beach and Riparian Overlay (CMC 17.20.120 to .200): The purpose of the beach and riparian overlay
is to ensure development is compatible with the public enjoyment of the City's coastal resources. In the
event of conflicts between overlay districts, the regulations of this district shall prevail. The development
shall be sited and designed to protect public views to and along the ocean and scenic coastal areas and be
visually compatible with the character of the surrounding area. All utilities between the property and the
source in the right-of-way shall be placed underground. A drainage system shall be provided to minimize
erosion and runoff, and to infiltrate and filter stormwater prior to conveyance off-site.
 
Staff Response: The project site is developed with a two-story single-family residence. There is no existing
public access through the property to the beach. Protection of private views is discussed below in the
section, Privacy and Views. Standard conditions of approval regarding undergrounding of service laterals
and preparation of a drainage plan are typically included at final details but are included as
Recommendation/Draft Condition of Approval No. 's 2 and 3 (Attachment 1). With the application of
conditions of approval, the project is consistent with the purpose of the Beach and Riparian Overlay District.
 
Park Overlay (CMC 17.20.070 to .110): The purpose of the park overlay district is to implement the
General Plan/Coastal Plan Land Use Plan and ensure the development of private property adjacent to
parks and open spaces is compatible with their continued enjoyment. Construction activity within the Park
Overlay must adhere to the following standards: 1) the site design must include a drainage plan that is
adequate to prevent erosion and excess runoff; 2) sites must be connected to the sanitary sewer system; 3)
trees cannot be removed without written approval from the City Forester; 4) all construction must be set
back 15 feet from a property line that also constitutes a park boundary; and, 5) the site design shall include a
landscaping plan.
 
Staff Response: The project site is currently developed with a two-story single-family residence and is
connected to the sanitary sewer system. Preparation of a preliminary drainage plan before final details
review is included as Recommendation/Draft Condition of Approval No. 3 (Attachment 1). A preliminary
landscape plan has been included with the Concept review (Attachment 3, Sheets L-1.0 thru L-3.0) and will
be reviewed by the City Forester prior to final details review. No trees are proposed for removal, and the
project site does not share a property line with a park boundary. With the application of conditions of
approval, the project is consistent with the purpose of the Park Overlay District.
 
Archaeological Significance Overlay (CMC 17.20.020 to .060): Applications for new construction or
additions, alterations, and remodels involving excavation of undisturbed earth shall include an
Archaeological Resource Management Report (ARMR), prepared according to the guidelines established
in CMC 17.32.060. Additionally, 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.
 
Staff Response: The project site is developed with a two-story single-family residence surrounded by other
single-family homes. The proposed residence is substantially the same footprint as the existing home.

https://www.codepublishing.com/CA/CarmelbytheSea/#!/Carmel17/Carmel1732.html#17.32.060


Therefore, an ARMR is not required as existing development has already disturbed the ground. In addition,
a standard condition of approval regarding the unearthing of human remains is typically included at final
details but has also been included as Recommendation/Draft Condition of Approval No. 4 (Attachment 1).
With the application of conditions of approval, the project is consistent with the purpose of the
Archaeological Significance Overlay District.
 
Coastal Commission Appeal Jurisdiction Overlay: The project site is within the Coastal Commission
Appeal Jurisdiction. After all local remedies have been exhausted, the project may be appealed by any
aggrieved party to the Coastal Commission for consideration. The grounds for appeal are limited to an
allegation that the project does not conform to the City's certified Local Coastal Program or the public
access policies outlined in the Coastal Act.
 
Legal Nonconforming Status
The existing two-story residence is legal-nonconforming with respect to building height. The Beach &
Riparian Overlay District restricts the height of structures to 18 feet, and the residence is 20 feet.
Therefore, the following code sections apply to the project:
 
CMC 17.36.020.A. A building or structure that was lawfully established, but does not conform to existing
zoning regulations, shall be deemed a nonconforming structure and may be used and maintained as
provided in this chapter [17.36].
 
CMC 17.36.030.A & B. A lawful nonconforming structure may be maintained, repaired, or altered as
long as such maintenance, repair, or alteration does not increase the nonconformity and all work
performed conforms to all of the requirements of this chapter. And, alterations, repairs or remodeling that
enlarge, extend or increase a nonconforming feature of a building shall be prohibited.
 
CMC 17.36.040.D & E. The demolition of any nonconforming building or structure shall require that all
new construction on the site meet all requirements for new buildings and structures. And, the
substantial alteration of any nonconforming building or structure, that includes removal of any
nonconforming building element or structural element, shall require correction of that specific
nonconforming building element or structural element in conformance with all requirements for new
construction. The removed nonconformity shall not be rebuilt or reestablished at that location on the site
or elsewhere on the site.
 
Recommendation/Draft Condition of Approval No. 5 states, If the existing second-story ridge beam or
structural roof framing is removed, the height of the building shall be lowered to a maximum of 18 feet
from existing or final grade, whichever is more restrictive. With the application of conditions, the project is
consistent with chapter 17.36, nonconforming uses and buildings.
 
The following is an analysis of the project's consistency with the Residential Design Guidelines.
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving significant
trees and minimizing impacts on established trees; protecting the root systems of all trees to be
preserved; and, maintaining a forested image on the site.
 
Staff Response: The City Forester identified seven Monterey cypress trees on the property. Six trees are
rated significant and one not significant (tree no. 3). The zoning code (CMC Section 17.34.070 -
Landscaping Standards for Residential Districts) requires that upper and lower canopy trees be planted
as a component of development projects if needed. Therefore, the City Forester recommends planting
three lower canopy trees. This requirement is included as Recommendation/Draft Condition of Approval



No. 6 (Attachment 1). With the application of conditions of approval, the project meets the objectives of
forest character.
 
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that preserve
reasonable privacy for adjacent properties and maintain view opportunities to natural features.
 
Staff Response: The project includes minor window modifications on the north elevation. The proposed
windows are modest and located on the first floor except for one taller window located at the internal
staircase connecting the first and second floors. Staff does not anticipate a privacy impact to the northern
neighbor. As of the writing of this report, staff has not been contacted by the north neighbor regarding any
privacy concerns.
 
On the south elevation, the applicant is proposing to replace the modest-sized windows with larger
expanses of glass. However, staff did not identify any potential privacy impacts to the southern neighbor,
and as of the writing of this report, staff has not been contacted by the southern neighbor.
Recommendation/Draft Condition of Approval No. 7 requires submittal of a window schedule prior to final
details review (Attachment 1).
 
Staff did not identify any view impacts and, as of the writing of this report, has not been contacted by any
neighbors with view impact concerns. The existing 471 square-foot second floor would remain in the current
location with a slight reduction in floor area (34 square feet) by excluding the square footage of the internal
staircase connecting the first and second floors. To preserve the nonconformity, the existing roof structure
must be retained in its current form. Removal of the ridge beam or structural members of the roof would
require that the height of the residence be reduced from 20 feet to 18 feet.
 
A 150 square-foot second-floor master deck is proposed on the south and east sides of the residence. The
deck is proposed to have a glass railing on the south side and a solid railing on the east side. This deck
could pose a privacy impact to the southern neighbor; however, it is difficult to tell whether the deck would
provide views into the southern neighbor's residence with the amount of existing vegetation. As of the writing
of this report, staff has not been contacted by the southern neighbor.
 
With the application of conditions of approval, the project meets the objectives of privacy and views.
 
Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate parking
facilities that do not dominate the design of the house or site; minimizing the amount of paved surface
for a driveway; positioning garages to maximize open space, views and privacy; and, minimizing visual
impacts.
 
Staff Response: The existing 399 square-foot attached garage is accessed from San Antonio Avenue and
would be demolished and replaced with a 237 square-foot detached garage. The minimum square footage
for required parking is 200 square feet. The garage would maintain a 15-foot setback from the front property
line on San Antonio Avenue, would be 20 feet deep, and both 11 feet, 10 inches wide and tall. As proposed,
the garage presents as a subordinate structure to the residence. The driveway design consists of
impermeable stepping stone paving blocks spaced at equal intervals to allow water to permeate the soil
between the stones. As proposed, the garage and driveway meet the requirements for parking and access.
 
Garage Finish Details: The garage is proposed to be finished with a combination of board-formed
concrete and horizontal aged cedar siding. The roof is proposed to be a combination of flat and gable roof
forms, with an awning over the garage door. The front and rear gables are proposed to have cedar in-lay
roof louvers. The gable roof material is proposed to be standing seam metal in a bronze color.



Recommendation/Draft Condition of Approval No. 8 requires that a 3-dimensional colored rendering of the
San Antonio Avenue streetscape be provided before final details review.
 
Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building's mass to relate
to the context of other homes nearby; minimize the mass of a building as seen from the public way or
adjacent properties; and, relate to a human scale in its basic forms.
 
Staff Response: The existing two-story residence would not substantially change in massing. Due to the
nonconforming building height, the second story would remain in its current location and form except for the
addition of the master deck on the south elevation. The additions would occur on the first floor and a new
416 square-foot basement level that would be entirely below grade. The project is consistent with the
objectives of mass and bulk.
 
Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional
building forms; using restraint with variations in building planes; using simple roof forms that are in
proportion to the scale of the building; and, roof eave lines that are low in scale.
 
Staff Response: The existing building form is irregular in plan, and this would not change substantially with
the proposed additions/alterations. A recess in the building wall on the north elevation would be filled in, and
the entry courtyard on the south elevation would be replaced with new floor area (Attachment 3, Sheet A-
1.1).
 
The gable roof form on the first floor and cross gable on the second floor would remain largely the same.
Recommendation/Draft Condition of Approval No. 9 requires the applicant to provide an existing and
proposed roof plan with roof pitch callouts before final details review (Attachment 1). The roof eaves vary in
depth from 15 inches to 3 feet and are differentiated from the metal roof with cedar in-lay roof louvers. With
the application of conditions of approval, the project meets the objectives of building and roof form.
 
Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining an
informal open space character of the right-of-way; maintaining trees and natural vegetation; and,
designing parking areas to reinforce the forest image.
 
Staff Response: As a double frontage lot, the property has right-of-way on San Antonio Avenue and Scenic
Road, both of which are attractively landscaped. The right-of-way on San Antonio Avenue provides for off-
street parking. Large rocks loosely define the edge of the parking area. The Monterey cypress trees are
located on the project site. The Scenic Road frontage is sloped and includes a mix of plants as well as a
few large boulders and a stepping stone path. No parking is permitted at this location on Scenic Road. The
preliminary landscape plan submitted for Concept review does not identify the existing landscaping in the
right-of-way or any proposed changes. Recommendation/Draft Condition of Approval No. 10 requires all
right-of-way encroachments to be removed before Planning final inspection after construction (Attachment
1). With the application of conditions of approval, the project is consistent with the objectives of right-of-way
character.
 
Exterior Lighting:  Carmel Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached
to the main building or any accessory building shall be no higher than 10 feet above the ground and shall not
exceed 25 watts (incandescent equivalent; i.e., approximately 375 lumens) in power per fixture, and that
landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts (incandescent
equivalent; i.e., approximately 225 lumens) per fixture. In addition, Residential Design Guideline 11.8 states
that projects should "preserve the low nighttime lighting character of the residential neighborhoods. Use
lights only where needed for safety and at outdoor activity areas."



 
Staff Response: The landscape lighting proposed includes two drive lights on the north side of the driveway
on San Antonio Avenue and nine wall-mounted path lights. The drive lights are mounted flush with the
ground, shielded, and direct light horizontally to illuminate the driveway's surface. The LED light is 3 watts
and is expected to be less than the 225 lumens permitted for landscape lighting; however, the lumen level
was not included. Recommendation/Draft Condition of Approval No. 11 requires additional lighting
information be provided for final details review. The wall-mounted path light is a 3.4 watt LED that emits 9
lumens. Wall-mounted lighting at the residence's exterior doors will be provided at the final details review.
 
Fencing/Walls/Gate:  Residential Design Guidelines 11.1 through 11.7 encourage designing without a
fence or wall along the street frontage; respecting the neighborhood context when designing a fence or
wall; preserving the open space resources of the immediate neighborhood; designing garden walls to
be low in scale with a matte, masonry finish; and, gates that create a sense of entry by distinguishing
them from an adjoining fence or wall.
 
Staff Response: The preliminary landscape plan identifies a new 6-foot high metal wall and powder-coated
metal entry gate on the San Antonio Avenue frontage. Recommendation/Draft Condition of Approval No. 12
requires additional details for the wall and gate to be provided at the final details review. The existing wood
fence is proposed to remain on the Scenic Road frontage and a new 48-inch tall gate installed on the north
end. 48-inch high "fence infill side panels" are proposed at the middle portion of the fence.
Recommendation/Draft Condition of Approval No. 13 requires additional details for the fence panels and
gate to be provided at final details review.
 
Site Coverage: Carmel Municipal Code Section 17.10.030 limits the amount of site coverage to 22
percent of the base floor area. A bonus of 4 percent of the lot size is allowed when at least half of all site
coverage is permeable/semi-permeable. Permeable/semi-permeable materials include gravel, spaced
decking, and exterior stairs, sand-set bricks or pavers, garden walkways of small paving stones, and
arbors. Impermeable materials include asphalt, concrete, mortared brick and stone, decomposed granite,
unspaced decking and balconies at any level, garden walls, solariums, bridges, sheds not counted as
floor area, ponds, hot tubs, and swimming pools.
 
Carmel Municipal Code Section 17.10.030.C.2 (Nonconforming Site Coverage) states that sites not in
compliance with site coverage limits shall not be authorized to increase site coverage. Sites with excess
coverage may only add floor area when 1) the site complies with the R-1 district tree density provisions, and
there is sufficient space to protect root zones and provide for new growth; and 2) excess site coverage will
be reduced at a rate equal to two times the amount of floor area added to the site or to an amount that
complies with site coverage limits, whichever is less.
 
Staff Response: The site is nonconforming concerning site coverage. Maximum permitted site coverage is
630 square feet if 315 square feet is permeable/semi-permeable and the site contains 1,726 square feet of
site coverage, all of which is impermeable. Based on a net increase in floor area of 530 square feet, the
project is required to reduce site coverage by 1,060 square feet. The applicant is proposing 239 square
feet of impermeable site coverage and 403 square feet of permeable/semi-permeable site coverage for a
total of 642 square feet, a reduction of 1,084 square feet. As proposed, the project meets the requirements
of site coverage.
 
Skylights: No skylights are proposed as part of this project.

Other Project Components:



Staff recommends pursuant to CEQA regulations, the application be found "not be a project" pursuant to
section 15378 of the CEQA Guidelines. Acceptance of a Concept Design Study does not grant any
permits or entitlements approving a project which would result in a direct or indirect physical change in the
environment. A CEQA analysis and determination will be conducted as part of the Final Details hearing.

ATTACHMENTS:
Description
Attachment 1 - Resolution 2022-XX-PC
Attachment 2 - Project Data Table
Attachment 3 - Project Plans



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2022-XX-PC 

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

A CONCEPT DESIGN STUDY FOR ADDITIONS TOTALING 530 SQUARE FEET TO A 1,650 SQUARE-
FOOT TWO-STORY RESIDENCE LOCATED ON A DOUBLE FRONTAGE LOT ON SCENIC ROAD AND SAN 

ANTONIO AVENUE 3 NORTH OF 13TH AVENUE 
APN 010-292-007 

 
WHEREAS, Braden Sterling, Architect (“Applicant”) submitted an application on behalf of 

Andrew S. and Debra S. Rachleff (“Owner”) requesting approval of a Track 2 Design Study (DS 21-
211, Rachleff) described herein as (“Application”); and 

 
WHEREAS, the project site is a 4,622 square-foot double frontage lot located on Scenic 

Road and San Antonio Avenue 3 north of 13th Avenue in the Single-Family Residential (R-1), 
Archaeological Significance (AS), Park (P), Beach & Riparian (BR), and Coastal Commission Appeal 
Jurisdiction Overlay Districts (Block A5, Lot 5); and 
 

WHEREAS, the Applicant is requesting to construct additions totaling 530 square feet to a 
1,650 square-foot two-story residence and in accordance with Carmel Municipal Code (CMC) 
Section 17.58.040 (Residential Design Review) requires approval of a Design Study by the Planning 
Commission; and 

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

(Coastal Development Permit Required) and will be considered at the Final Details hearing; and 
 
WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 

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

 
WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to 

section 15378 of the CEQA Guidelines.  Acceptance of a Concept Design Study does not grant any 
permits or entitlements approving a project which would result in a direct or indirect physical 
change in the environment; and  

 
WHEREAS, a CEQA analysis and determination will be conducted as part of the Final Details 

hearing; and  
 

WHEREAS, notice of the public hearing was published on February 25, 2022 in compliance 
with State law (California Government Code 65091), and was posted on the project site and hand-
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Resolution No. 2022-XX-PC 
Page 2 of 5 
 
delivered by the Applicant to each property within a 100-foot radius of the project site indicating 
the date and time of the public hearing; and 
 

WHEREAS, on March 9, 2022, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the Concept Design Study, including without limitation, 
information provided to the Planning Commission by City staff and through public testimony on 
the conceptual design of the project; and 

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

Commission at the hearing date including, without limitation, the staff report and attachments 
submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations and testimony herein above set forth and used their independent judgement 
to evaluate the project; and 
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of Carmel-
By-The-Sea does hereby make the following findings and determinations regarding the Concept 
Design Study:  
 

FINDINGS REQUIRED FOR ACCEPTANCE OF THE CONCEPT DESIGN STUDY 
For each of the required findings listed below, staff has indicated whether the application 
supports adoption of the findings. For all findings checked "no" the staff report discusses the 
issues to facilitate the Planning Commission decision-making. Findings checked "yes" may or 
may not be discussed in the report depending on the issues. 
CMC 17.64.080.A, Concept Phase Approval Findings YES NO 
1. The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔   

2. The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design. The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔   

3. The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔   

4. As conditioned, the project is adapted to human scale in the height of its roof, 
plate lines, eave lines, building forms, and in the size of windows doors and 

✔   
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Resolution No. 2022-XX-PC 
Page 3 of 5 
 

entryways. The development is similar in size, scale, and form to buildings on the 
immediate block and neighborhood. Its height is compatible with its site and 
surrounding development and will not present excess mass or bulk to the public or 
to adjoining properties. Mass of the building relates to the context of other homes 
in the vicinity. 
5. The project is consistent with the City’s objectives for public and private views and 
will retain a reasonable amount of solar access for neighboring sites. Through the 
placement, location and size of windows, doors and balconies the design respects 
the rights to reasonable privacy on adjoining sites.  

✔   

6. The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.  

✔   

7. The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety. All buildings are setback a minimum of 6 feet from significant trees unless 
otherwise agreed upon by the City Forester. 

✔   

8. The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites.  

✔   

9. The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔   

10. Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔   

11. Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way. The design will reinforce a sense of visual continuity 
along the street. 

✔   

12. Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.  

✔   

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

does hereby ACCEPT the Concept Design Study (DS 21-211, Rachleff) for additions totaling 530 
square feet to a 1,650 square-foot two-story residence located on a double frontage lot on Scenic 
Road and San Antonio Avenue 3 north of 13th Avenue (APN 010-292-007), subject to the following 
Recommendations/Draft Conditions: 
 

Recommendations/Draft Conditions 
No.   
1.  Volume Study. The required Volumetric Study shall be successfully completed prior 

to scheduling for Final Details Review. The applicant shall provide one full size 
printed set of plans following Concept Hearing to the Community Planning and 
Building Department as part of the required Volume Study. Any additional changes 

✔ 
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required by the Planning Commission at the Concept Hearing that would affect 
volume (changes in massing, heights, site planning, grading, etc.) shall be 
incorporated into the plans submitted for the volume study. 

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

✔ 

3.  Drainage Plan. Prior to final details review, the applicant shall provide a preliminary 
drainage plan consistent with the City's drainage guidance, SOG 17-07 for review 
by the Environmental Compliance Manager. At a minimum, new and replaced 
impervious area drainage must be dispersed around the site rather than focused 
into one corner of the property, infiltration features must be sized appropriately 
and must be located at least 6 feet from neighboring properties. The drainage plan 
shall include information on drainage from new impervious areas and semi-
pervious areas. 

✔ 

4.  Cultural Resources. All new construction involving excavation shall immediately 
cease if cultural resources are discovered on the site, and the applicant shall notify 
the Community Planning & Building Department within 24 hours. Work shall not be 
permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist. If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall be 
prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director. In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant to 
California Public Resources Code (PRC) Section 5097.98. 

✔ 

5.  Nonconforming Second Story Roof Ridge. If the existing second story ridge beam or 
structural roof framing is removed, the height of the building shall be lowered to a 
maximum of 18 feet from existing or final grade, whichever is more restrictive.  

✔ 

6.  Tree Planting Requirement. Prior to final details review, the applicant shall provide 
a preliminary landscape plan that identifies the size, location, and species of three 
lower canopy trees for review by the City Forester. 

✔ 

7.  Window and Door Schedule. Prior to final details review, the applicant shall submit 
a window and door schedule including the make, style, location, and material of all 
windows and doors for review by the Planning Division. 

✔ 

8.  San Antonio Avenue Color Streetscape Elevations. Prior to final details review, the 
applicant shall submit a color 3-dimensional renderings of the streetscape on San 
Antonio Avenue for review by the Planning Division. 

✔ 

9.  Roof Plans. Prior to final details review, the applicant shall provide existing and 
proposed roof plans with roof pitch callouts for review by the Planning Division. 

✔ 
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10.  Right-of-Way Encroachments. Prior to Planning Final Inspection at the completion 
of construction, the applicant shall remove all rocks, boulders, and stepping stones 
from the right-of-way on San Antonio Avenue and Scenic Road. 

✔ 

11.  Landscape Lighting Product Information. Prior to final details review, the applicant 
shall submit additional product information for the landscaping lighting that 
includes the maximum lumen level. 

✔ 

12.  Metal Wall and Gate. Prior to final details review, the applicant shall submit an 
elevation drawing, rendering, representative photo and/or specification cut sheet 
of the metal wall and gate on the San Antonio Avenue frontage. 

✔ 

13.  Wood Fence Panels and Gate. Prior to final details review, the applicant shall submit 
an elevation drawing, rendering, representative photo and/or specification cut 
sheet of the fence panels and gate on the Scenic Road frontage. 

✔ 

 
 PASSED, APPROVED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 9th day of March, 2022, by the following vote:  
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young  
Chair      Planning Commission Secretary 
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DS 21-211 (Rachleff) 
March 9, 2022  
Project Data Table 
Page 1 of 1 
 

PROJECT DATA FOR A 4,622 SQUARE FOOT SITE 
Site Considerations Allowed Existing Proposed 
Floor Area  2,022 SF (44%) 1,650 SF 2,180 SF 
Site Coverage 445 SF/630 SF 1,726 SF 642 SF 
Trees (Upper/Lower) 4/3 7/0 7/3 
Ridge Height (1st/2nd) 18’/18’ 13’ / 20’* 14’-2” (N.) / 20’-2” (N.) 
Plate Height (1st/2nd) 12’/18’  9’-7”/ 17’-10” 9’-5” (N.) / 17’-10” (N.) 
Setbacks Minimum Required Existing Proposed 

Front-Scenic Road 15’ 
9’-4” to stairs 
10’5” to deck 
15’-11” to house 

2’-10” to terrace** 
15’-11” to house 

Front-San Antonio Ave 15’ 21’-4” 15’-8” to garage 
40’-4” to house 

Composite Side Yard 10’ (25%) 12’-9” 10’-3” 

Side Yard 3’ 8’-8” south 
4’-1” north 

6’ south 
4’-3” north 

*The existing two-story ridge height is at an elevation of 88.46’. 
**Terraces are permitted to encroach into all required setbacks with no limits. A terrace is defined as, an 
open, often unpaved area, at a single level and at grade, serving as an outdoor living area.  
N. = North Elevation 

Attachment 2



01.26.22 PLANNING

SUBMITTAL

01.25.22

TITLE SHEET

T-1.1

NONE

PRELIMINARY

S
C

E
N

I
C

 
R

O
A

D
,
 
3

N
E

 
1
3

T
H

C
A

R
M

E
L

-
B

Y
-
T

H
E

-
S

E
A

,
 
C

A
 
9

3
9

2
1

R
A

C
H

L
E

F
F

 
R

E
S

I
D

E
N

C
E

P.O. BOX 221092

CARMEL, CA. 93922

STERLING | HUDDLESON

www.sterlinghuddleson.com

TEL.   831.624.4363

Prepared by:

Action:

Sheet No:

Scale:

Drawn:

Date:

Description:

A.P.N. 010-292-007

RACHLEFF RESIDENCE

SCENIC ROAD, 3NE 13TH AVENUE
CARMEL-BY-THE-SEA

PROJECT DESCRIPTION

SYMBOLS LEGEND

GENERAL NOTES

ZONING DATA/BUILDING CODE

SQUARE FOOT ANALYSIS

PROJECT DIRECTORY

SHEET INDEXVICINITY MAP

PARCEL MAP

N

Attachment 3

AutoCAD SHX Text
All ideas, designs and plans indicated or

AutoCAD SHX Text
represented by these drawings are owned

AutoCAD SHX Text
by and are the property of Sterling | Huddleson

AutoCAD SHX Text
and were created and developed for use in

AutoCAD SHX Text
connection with the specified project.

AutoCAD SHX Text
None of such ideas, designs or plans shall

AutoCAD SHX Text
be used for any purpose without the 

AutoCAD SHX Text
written permission of Sterling | Huddleson

AutoCAD SHX Text
All rights reserved.

AutoCAD SHX Text
Sterling | Huddleson

AutoCAD SHX Text
Copyright  2020-2021.

AutoCAD SHX Text
A.P.N. 010-292-007

AutoCAD SHX Text
ZONING:

AutoCAD SHX Text
A.P.N.:

AutoCAD SHX Text
ADDITION TO EXISTING 2 STORY, 1650 S.F. SINGLE FAMILY RESIDENCE, INCLUDING NEW 416 S.F. BASEMENT. CHANGE IN EXTERIOR MATERIALS AND NEW WINDOWS AND DOORS. NEW LANDSCAPING AND SITE ELEMENTS.

AutoCAD SHX Text
4622 S.F.

AutoCAD SHX Text
NO

AutoCAD SHX Text
R-3

AutoCAD SHX Text
HEIGHT LIMIT:

AutoCAD SHX Text
18'-0"

AutoCAD SHX Text
2 W/ BASEMENT

AutoCAD SHX Text
STORIES:

AutoCAD SHX Text
SPRINKLERS:

AutoCAD SHX Text
TYPE V-B

AutoCAD SHX Text
TYPE OF CONSTRUCTION:

AutoCAD SHX Text
DESCRIPTION OF USE:

AutoCAD SHX Text
SINGLE FAMILY RESIDENTIAL

AutoCAD SHX Text
OCCUPANCY GROUP:

AutoCAD SHX Text
20'-0" (EXISTING - NO CHANGE)

AutoCAD SHX Text
BUILDING HEIGHT:

AutoCAD SHX Text
OWNER:

AutoCAD SHX Text
ARCHITECTURE:

AutoCAD SHX Text
R-1, PARK OVERLAY, BEACH OVERLAY

AutoCAD SHX Text
010-292-007, POR. LOT 5, BLK A-5

AutoCAD SHX Text
LOT SIZE.:

AutoCAD SHX Text
SCENIC ROAD, 3NE 13TH AVENUE CARMEL-BY-THE-SEA

AutoCAD SHX Text
SITE ADDRESS:

AutoCAD SHX Text
0

AutoCAD SHX Text
A7.1

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
2

AutoCAD SHX Text
A9.1

AutoCAD SHX Text
0

AutoCAD SHX Text
00

AutoCAD SHX Text
PLAN KEYNOTES, SEE SHEET A8.2

AutoCAD SHX Text
DETAIL CUT, SEE SHEETS INDICATED

AutoCAD SHX Text
WINDOW LETTER, SEE WINDOW SCHEDULE

AutoCAD SHX Text
DOOR NUMBER, SEE DOOR SCHEDULE

AutoCAD SHX Text
INTERIOR ELEVATION INDEX SYMBOL SHOWING SHEET AND LAYOUT NUMBER FOR WALL ELEVATIONS CORRESPONDING TO THE 1,2,3 AND 4 VIEW DIRECTIONS

AutoCAD SHX Text
ANDREW & DEBRA RACHLEFF 1125 WESTRIDGE DRIVE PORTOLA VALLEY, CA  94028

AutoCAD SHX Text
STERLING|HUDDLESON ARCHITECTURE P.O. BOX 221092 CARMEL, CA 93923 831.624.4363

AutoCAD SHX Text
NONE

AutoCAD SHX Text
TREE REMOVAL:

AutoCAD SHX Text
NONE

AutoCAD SHX Text
GRADING:

AutoCAD SHX Text
PARKING REQUIRED:

AutoCAD SHX Text
1 SPACE

AutoCAD SHX Text
PARKING PROVIDED:

AutoCAD SHX Text
1 COVERED

AutoCAD SHX Text
CAL-AM WATER

AutoCAD SHX Text
WATER PROVIDER:

AutoCAD SHX Text
CAWD

AutoCAD SHX Text
SEWER PROVIDER:

AutoCAD SHX Text
CARMEL FIRE DEPARTMENT

AutoCAD SHX Text
FIRE DEPARTMENT:

AutoCAD SHX Text
1. THIS PROJECT SHALL COMPLY WITH 2019 CALIFORNIA CODE OF REGULATIONS, TITLE 24 TO INCLUDE: CALIFORNIA RESIDENTIAL CODE (CRC),  CALIFORNIA MECHANICAL CODE (CMC), CALIFORNIA PLUMBING CODE (CPC),  CALIFORNIA ELECTRICAL CODE (CEC) CALIFORNIA ENERGY CODE (CEnC) AND CALIFORNIA GREEN CODE (CalGreen). 2. CONSTRUCTION WASTE MANAGEMENT: RECYCLE AND/OR SALVAGE FOR REUSE A MINIMUM OF 65 PERCENT OF THE NON-HAZARDOUS CONSTRUCTION AND DEMOLITION WASTE IN ACCORDANCE WITH THE CALIFORNIA GREEN BUILDING CODE, CHAPTER 4, DIVISION 4.4. 3. PRIOR TO BUILDING PERMIT FINAL APPROVAL, T HE PROPERTY SHALL BE IN COMPLIANCE WITH THE VEGETATION MANAGEMENT REQUIREMENTS PRESCRIBED IN CALIFORNIA FIRE CODE SECTION 4906, INCLUDING CALIFORNIA PUBLIC RESOURCES CODE 4291 OR CALIFORNIA GOVERNMENT CODE SECTION 51182 PER CRC R327.1.5. 

AutoCAD SHX Text
A-3.1

AutoCAD SHX Text
PROPOSED ROOF PLAN

AutoCAD SHX Text
A-2.1

AutoCAD SHX Text
PROPOSED FLOOR PLANS

AutoCAD SHX Text
SHEET NO.

AutoCAD SHX Text
T-1.1

AutoCAD SHX Text
PROJECT DATA, DRAWING INDEX, VICINITY MAP

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
PROPOSED BUILDING SECTIONS

AutoCAD SHX Text
A-5.1

AutoCAD SHX Text
A-2.0

AutoCAD SHX Text
EXISTING FLOOR PLANS

AutoCAD SHX Text
ARCHITECTURAL:

AutoCAD SHX Text
PROPOSED EXTERIOR ELEVATIONS

AutoCAD SHX Text
A-6.1

AutoCAD SHX Text
EXISTING AND PROPOSED STREETSCAPE

AutoCAD SHX Text
A-6.2

AutoCAD SHX Text
TOPOGRAPHIC SURVEY

AutoCAD SHX Text
A-1.0

AutoCAD SHX Text
SITE PLAN

AutoCAD SHX Text
A-1.1

AutoCAD SHX Text
D-2.0

AutoCAD SHX Text
DEMOLITION PLAN

AutoCAD SHX Text
L1.0

AutoCAD SHX Text
LANDSCAPE SITE PLAN

AutoCAD SHX Text
LANDSCAPE:

AutoCAD SHX Text
L2.0

AutoCAD SHX Text
LANDSCAPE LIGHTING PLAN

AutoCAD SHX Text
EXISTING EXTERIOR ELEVATIONS

AutoCAD SHX Text
A-6.0

AutoCAD SHX Text
780 S.F.

AutoCAD SHX Text
EXISTING MAIN LEVEL:

AutoCAD SHX Text
FLOOR AREA ABOVE GROUND:

AutoCAD SHX Text
1864 S.F.

AutoCAD SHX Text
PROPOSED FLOOR AREA TABULATION: 

AutoCAD SHX Text
PROPOSED GARAGE:

AutoCAD SHX Text
MAX. FLOOR AREA STANDARDS: 

AutoCAD SHX Text
SITE COVERAGE: 

AutoCAD SHX Text
4622 S.F. 445 S.F. 1726 S.F. 530 S.F. -1060 S.F. 666 S.F.

AutoCAD SHX Text
EXISTING SITE COVERAGE TABULATION:

AutoCAD SHX Text
SITE ELEMENT  IMPERM. AREA  PERM. AREA IMPERM. AREA  PERM. AREA PERM. AREA WEST SIDEWALK    195 S.F.  195 S.F. DECK & STEPS    292 S.F.  292 S.F. SOUTH BRICK PATIO   629 S.F.  629 S.F. CONCRETE LANDINGS    26 S.F.   26 S.F. CONC. STEPPING STONES   12 S.F.   12 S.F. CONCRETE DRIVEWAY   572 S.F.  572 S.F. EXISTING TOTAL   1726 S.F.1726 S.F.

AutoCAD SHX Text
0

AutoCAD SHX Text
0

AutoCAD SHX Text
780 S.F.

AutoCAD SHX Text
MAIN LEVEL:

AutoCAD SHX Text
TOTAL EXISTING FLOOR AREA:

AutoCAD SHX Text
1650 S.F.

AutoCAD SHX Text
399 S.F.

AutoCAD SHX Text
GARAGE: 

AutoCAD SHX Text
UPPER LEVEL:

AutoCAD SHX Text
471 S.F.

AutoCAD SHX Text
EXISTING FLOOR AREA TABULATION: 

AutoCAD SHX Text
410 S.F.

AutoCAD SHX Text
MAIN LEVEL ADDITION:

AutoCAD SHX Text
437 S.F. (-34 S.F.)

AutoCAD SHX Text
PROPOSED UPPER LEVEL:

AutoCAD SHX Text
PROPOSED SITE COVERAGE TABULATION:

AutoCAD SHX Text
SITE ELEMENT  IMPERM. AREA  PERM. AREA IMPERM. AREA  PERM. AREA PERM. AREA DRIVEWAY      58 S.F.    58 S.F.  58 S.F. ENTRY WALK   110 S.F. 110 S.F. ENTRY STEPS    48 S.F.  48 S.F. BRIDGE SPACED DECKING      64 S.F.   64 S.F. BACK DECK       303 S.F.  303 S.F. FIRE PIT & BUILT-IN SEAT  41 S.F. BACK STEP      6 S.F.    6 S.F. SUBTOTAL     253 S.F.   367 S.F.  253 S.F.   367 S.F.  367 S.F. PROPOSED TOTAL      630 S.F. 630 S.F.

AutoCAD SHX Text
BONUS #1 BASEMENT FLOOR AREA:

AutoCAD SHX Text
100 S.F.

AutoCAD SHX Text
TOTAL PROPOSED FLOOR AREA:

AutoCAD SHX Text
2280 S.F.

AutoCAD SHX Text
2022 S.F. 

AutoCAD SHX Text
BASE FLOOR AREA: 

AutoCAD SHX Text
4622 S.F.

AutoCAD SHX Text
LOT SIZE: 

AutoCAD SHX Text
237 S.F.

AutoCAD SHX Text
BONUS #2 BASEMENT FLOOR AREA:

AutoCAD SHX Text
158 S.F.

AutoCAD SHX Text
LOT SIZE: 22% OF BASE FLOOR AREA: EXISTING SITE COVERAGE: NET ADDITION 2280-100-1650  REQ. SITE COV. REDUCTION 530X2 ALLOWABLE SITE COVERAGE

AutoCAD SHX Text
BASE FLOOR AREA IN BASEMENT:

AutoCAD SHX Text
158 S.F.

AutoCAD SHX Text
L3.0

AutoCAD SHX Text
PLANTING PALETTE

AutoCAD SHX Text
GRADING QUANTITIES

AutoCAD SHX Text
A-1.1.1

AutoCAD SHX Text
SITE ASSESSMENT

AutoCAD SHX Text
A-1.2



Attachment 3



S 
A

 N
   

A
 N

 T
 O

 N
 I

 O
   

R 
O

 A
 D

S C E N I C   R O A D

D
N

D
N

D
N

DN

PROPOSED SITE PLAN

A-1.1

PROPOSED

SITE PLAN

1/8"=1'-0"

10.14.2021

PRELIMINARY

S
C

E
N

I
C

 
R

O
A

D
,
 
3

N
E

 
1

3
T

H

C
A

R
M

E
L

-
B

Y
-
T

H
E

-
S

E
A

,
 
C

A
 
9

3
9

2
1

R
A

C
H

L
E

F
F

 
R

E
S

I
D

E
N

C
E

P.O. BOX 221092

CARMEL, CA. 93922

STERLING | HUDDLESON

www.sterlinghuddleson.com

TEL.   831.624.4363

Prepared by:

Action:

Sheet No:

Scale:

Drawn:

Date:

Description:

N

01.26.22 PLANNING

SUBMITTAL

Attachment 3

AutoCAD SHX Text
EL

AutoCAD SHX Text
ADJACENT BUILDING

AutoCAD SHX Text
ADJACENT BUILDING

AutoCAD SHX Text
N 89°58'00" E  128.49'

AutoCAD SHX Text
S 32°54'00" E  47.62' (47.64') R1

AutoCAD SHX Text
S 89°58'00" W  102.62' (102.61) R1

AutoCAD SHX Text
S 0°00'00" E  40.00'

AutoCAD SHX Text
ADJACENT BUILDING

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
26"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
18"C      

AutoCAD SHX Text
28"C      

AutoCAD SHX Text
5"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
6"T      

AutoCAD SHX Text
65

AutoCAD SHX Text
70

AutoCAD SHX Text
75

AutoCAD SHX Text
63

AutoCAD SHX Text
64

AutoCAD SHX Text
66

AutoCAD SHX Text
67

AutoCAD SHX Text
68

AutoCAD SHX Text
69

AutoCAD SHX Text
71

AutoCAD SHX Text
72

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
76

AutoCAD SHX Text
77

AutoCAD SHX Text
78

AutoCAD SHX Text
75

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
76

AutoCAD SHX Text
77

AutoCAD SHX Text
65

AutoCAD SHX Text
70

AutoCAD SHX Text
75

AutoCAD SHX Text
64

AutoCAD SHX Text
66

AutoCAD SHX Text
67

AutoCAD SHX Text
67

AutoCAD SHX Text
67

AutoCAD SHX Text
68

AutoCAD SHX Text
69

AutoCAD SHX Text
71

AutoCAD SHX Text
72

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
76

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
26"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
18"C      

AutoCAD SHX Text
28"C      

AutoCAD SHX Text
5"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
6"T      

AutoCAD SHX Text
69.4

AutoCAD SHX Text
70.3

AutoCAD SHX Text
71.8

AutoCAD SHX Text
73.3

AutoCAD SHX Text
73.3

AutoCAD SHX Text
EXISTING 2 STORY RESIDENCE

AutoCAD SHX Text
PROPOSED SINGLE STORY ADDITION

AutoCAD SHX Text
PROPOSED SINGLE STORY ADDITION

AutoCAD SHX Text
RECONFIGURED GARAGE

AutoCAD SHX Text
PORTION OF EXISTING FOOTPRINT TO BE REMOVED

AutoCAD SHX Text
REMOVE (E) BRICK WALK & COURTYARD

AutoCAD SHX Text
REMOVE CONCRETE WALK/PATIO

AutoCAD SHX Text
NEW STEPPING STONES WALKWAY SEE LANDSCAPE PLAN

AutoCAD SHX Text
REMOVE BRICK WALK & COURTYARD

AutoCAD SHX Text
LINE OF (E) PARKING TO BE REMOVED

AutoCAD SHX Text
REPLACE (E) FENCE PER  LANDSCAPE PLAN

AutoCAD SHX Text
(N) TERRACE

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
4

AutoCAD SHX Text
8

AutoCAD SHX Text
16

AutoCAD SHX Text
FOOTPRINT OF (E) RESIDENCE

AutoCAD SHX Text
MAIN FLOOR 69.55

AutoCAD SHX Text
A5.1

AutoCAD SHX Text
2

AutoCAD SHX Text
A5.1

AutoCAD SHX Text
2

AutoCAD SHX Text
A5.1

AutoCAD SHX Text
1

AutoCAD SHX Text
A5.1

AutoCAD SHX Text
1

AutoCAD SHX Text
SCALE: 1/8"=1'-0"

AutoCAD SHX Text
All ideas, designs and plans indicated or

AutoCAD SHX Text
represented by these drawings are owned

AutoCAD SHX Text
by and are the property of Sterling | Huddleson

AutoCAD SHX Text
and were created and developed for use in

AutoCAD SHX Text
connection with the specified project.

AutoCAD SHX Text
None of such ideas, designs or plans shall

AutoCAD SHX Text
be used for any purpose without the 

AutoCAD SHX Text
written permission of Sterling | Huddleson

AutoCAD SHX Text
All rights reserved.

AutoCAD SHX Text
Sterling | Huddleson

AutoCAD SHX Text
Copyright  2020-2021.

AutoCAD SHX Text
A.P.N. 010-292-007



D
N

D
N

D
N

DN

PROPOSED SITE PLAN

A-1.1.1

PROPOSED

GRADING QUANTITIES

1/8"=1'-0"

01.25.22

PRELIMINARY

S
C

E
N

I
C

 
R

O
A

D
,
 
3

N
E

 
1

3
T

H

C
A

R
M

E
L

-
B

Y
-
T

H
E

-
S

E
A

,
 
C

A
 
9

3
9

2
1

R
A

C
H

L
E

F
F

 
R

E
S

I
D

E
N

C
E

P.O. BOX 221092

CARMEL, CA. 93922

STERLING | HUDDLESON

www.sterlinghuddleson.com

TEL.   831.624.4363

Prepared by:

Action:

Sheet No:

Scale:

Drawn:

Date:

Description:

N

01.26.22 PLANNING

SUBMITTAL

Attachment 3

AutoCAD SHX Text
EL

AutoCAD SHX Text
ADJACENT BUILDING

AutoCAD SHX Text
ADJACENT BUILDING

AutoCAD SHX Text
N 89°58'00" E  128.49'

AutoCAD SHX Text
S 32°54'00" E  47.62' (47.64') R1

AutoCAD SHX Text
S 89°58'00" W  102.62' (102.61) R1

AutoCAD SHX Text
S 0°00'00" E  40.00'

AutoCAD SHX Text
ADJACENT BUILDING

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
26"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
18"C      

AutoCAD SHX Text
28"C      

AutoCAD SHX Text
5"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
6"T      

AutoCAD SHX Text
65

AutoCAD SHX Text
70

AutoCAD SHX Text
75

AutoCAD SHX Text
63

AutoCAD SHX Text
64

AutoCAD SHX Text
66

AutoCAD SHX Text
67

AutoCAD SHX Text
68

AutoCAD SHX Text
69

AutoCAD SHX Text
71

AutoCAD SHX Text
72

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
76

AutoCAD SHX Text
77

AutoCAD SHX Text
78

AutoCAD SHX Text
75

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
76

AutoCAD SHX Text
77

AutoCAD SHX Text
65

AutoCAD SHX Text
70

AutoCAD SHX Text
75

AutoCAD SHX Text
64

AutoCAD SHX Text
66

AutoCAD SHX Text
67

AutoCAD SHX Text
67

AutoCAD SHX Text
67

AutoCAD SHX Text
68

AutoCAD SHX Text
69

AutoCAD SHX Text
71

AutoCAD SHX Text
72

AutoCAD SHX Text
73

AutoCAD SHX Text
74

AutoCAD SHX Text
76

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
26"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
18"C      

AutoCAD SHX Text
28"C      

AutoCAD SHX Text
5"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
8"T,6"T      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
24"C      

AutoCAD SHX Text
36"C      

AutoCAD SHX Text
6"T      

AutoCAD SHX Text
0

AutoCAD SHX Text
2

AutoCAD SHX Text
4

AutoCAD SHX Text
8

AutoCAD SHX Text
16

AutoCAD SHX Text
AREA OF CUT AVERAGE 8' DEEP

AutoCAD SHX Text
AREA OF FILL AVERAGE 2' DEEP

AutoCAD SHX Text
F.S. 66.65 +

AutoCAD SHX Text
+F.S. 69.15

AutoCAD SHX Text
F.S. 66.75 +

AutoCAD SHX Text
F.S. 69.4 +

AutoCAD SHX Text
F.S. 66.65 +

AutoCAD SHX Text
+F.S. 69.15

AutoCAD SHX Text
+F.S. 68.9

AutoCAD SHX Text
F.S. 68.22 +

AutoCAD SHX Text
+F.S. 68.97

AutoCAD SHX Text
+F.S. 69.22

AutoCAD SHX Text
+F.S. 69.22

AutoCAD SHX Text
+F.S. 67.0

AutoCAD SHX Text
+F.S. 67.9

AutoCAD SHX Text
F.S. 69.3 +

AutoCAD SHX Text
+F.S. 69.4

AutoCAD SHX Text
F.S. 70.3 +

AutoCAD SHX Text
F.S. 73.3 +

AutoCAD SHX Text
F.S. 71.8 +

AutoCAD SHX Text
F.S. 73.3 +

AutoCAD SHX Text
GRADING QUANTITIES: CUT APPROXIMATE 310 C.Y. APPROXIMATE 310 C.Y. FILL APPROXIMATE  56 C.Y. APPROXIMATE  56 C.Y. EXPORT     254 C.Y.   254 C.Y.

AutoCAD SHX Text
SCALE: 1/8"=1'-0"

AutoCAD SHX Text
All ideas, designs and plans indicated or

AutoCAD SHX Text
represented by these drawings are owned

AutoCAD SHX Text
by and are the property of Sterling | Huddleson

AutoCAD SHX Text
and were created and developed for use in

AutoCAD SHX Text
connection with the specified project.

AutoCAD SHX Text
None of such ideas, designs or plans shall

AutoCAD SHX Text
be used for any purpose without the 

AutoCAD SHX Text
written permission of Sterling | Huddleson

AutoCAD SHX Text
All rights reserved.

AutoCAD SHX Text
Sterling | Huddleson

AutoCAD SHX Text
Copyright  2020-2021.

AutoCAD SHX Text
A.P.N. 010-292-007



1
2

3
456

7

Attachment 3

mwaffle
Stamp

mwaffle
Stamp

mwaffle
Stamp

mwaffle
Stamp

mwaffle
Stamp

mwaffle
Stamp

mwaffle
Stamp



D
N

D
N D

N

DN

1
3

4

56

8

9

2

110

1

7

1

2

2

14

14

1

1522 1 1 1
2

1

1

12

13

PLT

PLTPLT

PLT

PLT

PLT

PLT
PLT

PLT

+ FS 70.3 +FS 70.3+FS 69.3
+FS 69.4

+
FS 71.8

+
FS 73.3

+
FS 73.3

11

15'-0"

+FS 69.40

15'-0"

+
FS 65.50

+FS 66.75

FF 69.5

2

SETBACK

SETBAC
K

16

16

1

1

+FS 66.65

+
FS 68.15 + FS 69.15

+ FS 69.15

+FS 68.22

+ FS 69.28

+
FS 67.90

+ FG 67.00
+ FS 69.22

1
-

1.8%

2
-

+ FS 68.90

+ FS 69.22
+ FS 68.97

LEGEND

Stepping Stone Paving Blocks

Sand Set Stone Paving: 12 x 24 pavers sand-set over permeable base.

Mulch

Stone Steps

Wall: 6' high board formed concrete to match architectural caoncrete walls.

Powder Coated Metal Garden Wall: 30" high +/-. Unless otherwise noted.

Wood Fence: 48" high

Planting Area

Finish Surface - Paving

Finish Grade - Planting or Mulch

PLT

DN

FS

FG

PROPOSED LOT COVERAGE

AREA (SF)

IMPERMEABLE

DRIVEWAY (IMPERMEABLE) 65 SF

ENTRY WALK (IMPERMEABLE) 122 SF

ENTRY STEPS (IMPERMEABLE) 52 SF

SUBTOTAL - IMPERMEABLE 239 SF 37%

PERMEABLE

ENTRY BRIDGE (PERMEABLE) 65 SF

WEST TERRACE (PERMEABLE) 338 SF

SUBTOTAL - PERMEABLE 403 SF 63%

TOTAL PROPOSED SITE COVERAGE: 642 SF

ALLOWABLE SITE COVERAGE

ALLOWABLE SITE COVERAGE:
(Per City Plan Response Notes) 642 SF

REFERENCE NOTES

Existing Tree: To remain

Existing Stump: To be removed

Entry Gate: 6' high powder-coated metal.

Entry Bridge Over lower garden with guardrail on either side

Built-in Seat

Gas Burning Firepit

Wood Gate: 48" high to match fencing along Scenic

Wood Gate: 6' high to match fence

Trash Enclosure

Existing Dead Cypress: To be removed

Asphalt Drive Apron: Extend minimum 4' from edge of existing road edge

Trench Drain: With ornamental grate

Metal Wall: To be 6' high

Fence Infill Side Panels: 48" high

Trash Enclosure Fence: To be 6' high, wood.

Extend guardrail to building wall

3
4
5
6

2
1

7
8
9

10

11
12
13
14
15
16

TREE REQUIREMENT

Lot Size: 4,622 Sf

REQUIRED

Upper Canopy Trees 4

Lower Canopy Trees 3

EXISTING

Upper Canopy Trees 8

Lower Canopy Trees 5

No additional trees to be planted.
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FIXTURE LEGEND

SYM TYPE MANUFACTURER LAMP COMMENTS

Drive Light BK Mini Drivestar 3W LED See

Wall Light Bega Recessed 22 135 3.4W LED See /L-2.02

/L-2.01

GENERAL NOTES

LAMP WATTAGE TO LUMEN OUTPUT

INCANDESCENT
BULB

LED BULB LUMENS

25 W 3 - 5W 250

40 W 6 - 9W 450

60 W 8 - 15W 800

75 W 12 - 17W 1100

100 W 15 - 19W 1600

125 W 20 - 25W 1850

150 W Up to 30W 2600

1.   All site lights to be spaced a minimum of 10' apart.
2.  Landscape lights to be mounted no higher than 18" above the ground.

3.  Site lights shall be less than 15 watts per fixture, approximately 225 lumens.

1
NTS

Drive Light - BK Mini Drivestar 2
NTS

Wall Light - Bega Recessed 
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Carex divulsa
Berkeley Sedge

Carex 'Ice Dance'
Ice Dance Sedge

Chondropetalum tectorum 'El Campo'
Small Cape Rush

Lomandra longifolia 'Breeze'
Dwarf Mat Rush

Festuca mairei
Atlas Fescue

Muhenbergia capillaris
Pink Muhly Grass

Olea 'Little Ollie'
Little Ollie Olive

Pennisetum spathiolatum
Slender Veldt Grass

Pennisetum 'Fairy Tails'
Fairy Tails Fountain Grass

Sesleria autumnalis
Autumn Moor Grass

Westringia fruticosa 'Mundi'
Coast rosemary

Woodwardia fimbriata
Giant Chain Fern
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Community Planning & Building Director 

SUBJECT:

DS 20-323 (Le Chiffre Holdings, LLC): Consideration of an after-the-fact increase in
plate height limited to the northwest corner of a residence located on the northeast corner
of San Antonio Avenue and Ocean Avenue in the Single-Family Residential (R-1),
Archaeological Significance Overlay (AS), Park Overlay (P), Beach & Riparian Overlay
(BR), and Coastal Commission Appeal Jurisdiction. APN 010-253-009-000 

Application: DS 20-323 (Le Chiffre Holdings, LLC) APN: 010-253-009-000 
Block:HH Lot:2 & 4 
Location: Northwest Corner of San Antonio Avenue & Ocean Avenue
Applicant:Jonathan Heiliger Property Owner: Le Chiffre Holdings, LLC

Executive Summary:
The project is a modification to Design Study DS 20-323 (Le Chiffre Holdings, LLC) for an after-the-fact
increase in plate height limited to the northwest corner of a residence located on the northwest corner of
San Antonio Avenue and Ocean Avenue in the Single-Family Residential (R-1), Archaeological Significance
Overlay (AS), Park Overlay (P), Beach & Riparian Overlay (BR), and Coastal Commission Appeal
Jurisdiction.

Recommendation:
Adopt a Resolution (Attachment 1) approving a modification to Design Study DS 20-323 (Le Chiffre
Holdings, LLC) for an after-the-fact increase in plate height limited to the northwest corner of a residence
located on the northwest corner of San Antonio Avenue and Ocean Avenue.

Background and Project Description:
On September 2, 2015, Braden Sterling submitted a Design Study application on behalf of North Point
Investments for the removal of 460 square feet of living space on the second story and in the detached



guest cottage and the construction of 979 square feet of new living space including a basement
(Attachments 3-4). The project was reviewed and approved by the Planning Commission on November 18,
2015 (Attachments 5-6). On September 13, 2016, Building Permit BP 16-055 was issued and construction
began. In the middle of construction, the project was abandoned and on January 7, 2020, the building
permit and associated Design Study expired.
 
On December 14, 2020, Adam Jeselnick submitted a Design Study application on behalf of the new owner
Le Chiffre Holdings, LLC for the reissuance of the 2015 Design Study approval, with modifications. On
February 10, 2021, the Planning Commission adopted Resolution 2021-009-PC approving the Design
Study, with conditions (Attachments7-9). On July 12, 2021, Building Permit BP 21-087 was issued and
construction resumed on the project (Attachment 10).
 
On October 6, 2021, staff received a letter from the eastern neighbor, Hataitip Rangthong, expressing
concerns with the ridge line of the roof at the northwest corner of the residence blocking her view of the
beach on the north side of the project site (Attachment 11). On October 18, 2021, Whitson Engineers
checked the height of the ridge and reported a ridge elevation of 224.63 (Attachment 12). While this was
consistent with the approved building permit plans, it was not consistent with the approved Design Study
ridge elevation of 223.3. This change in ridge height was made to the Building Permit plans without notice to
the Planning Division and was not caught by staff during the plan check review. Staff strictly enforced the
ridge height approved in the Design Study and although the steel ridge beam was already installed, a new
beam was ordered and installed at cost to the applicant.
 
Subsequent to correcting the ridge height, the eastern neighbor expressed concerns about the plate height
at the northwest corner of the residence impacting her view of the beach. On January 28, 2022, Whitson
Engineers checked the plate height at the northwest corner of the residence and reported an elevation of
220.23, using a benchmark data point of 200.93 (Attachment 13). This measurement is .23 higher (approx.
4 inches) than both the Design Study and Building Permit plan approvals.
 
However, in approving the Design Study, the Planning Commission adopted condition of approval no. 33
which states:
 

West Elevation. The plate height on the west elevation is nonconforming at 19’ and shall not be
increased (Attachment 8).

 
This condition of approval was included in the Resolution of approval to document an existing
nonconformity. The net effect is that the plate height (220.23), as currently constructed using Whitson
Engineers benchmark elevation of 200.93, is 4 inches taller than the 19-foot plate height limit set forth in the
conditions of approval.
 
However, during the preparation of this report staff realized that the benchmark data point used by Whitson
Engineers is located outside of the property boundary to the southwest of the project site. When staff
measures a plate height, the plumb vertical distance between existing or final grade, whichever is more
restrictive, and the plate in question, is used. This is consistent with how building height is measured.
Therefore, staff used the more conservative benchmark of 200.3 when measuring the plate at the northwest
corner of the residence. This results in a plate height that is .93 or approximately 11 inches taller than the
19-foot height limit set forth in the conditions of approval. The concern expressed by the eastern neighbor is
that this increase in plate height pushes the angle of the hipped roof higher and blocks her view of the
beach.
 
The property owner is requesting approval of a modification to Design Study DS 20-323 (Le Chiffre
Holdings, LLC) to maintain the plate height as constructed. The additional plate height is needed for a



structural header above the west facing glass doors. The framing is in place and the doors have been
ordered.

Staff Analysis:
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that preserve
reasonable privacy for adjacent properties and maintain view opportunities to natural features.
 
Staff Response: The 2015 Design Study approval included the removal of a second story building element
on the northeast corner of the building. Removal of this building element established a west facing view of
the ocean to the benefit of the eastern neighbor, Ms. Rangthong, and preservation of this view is
understandably of utmost importance. The Residential Design Guidelines encourage designs that maintain
view opportunities to natural features. Staff wrestled with this analysis, as there is no question the plate
height is taller than what was previously approved by the Planning Commission. In evaluating the increase in
plate height though, staff does not find that the project creates a significant view impact to the eastern
neighbor. In staff’s opinion, the ocean views that the neighbor currently enjoys are not materially changed by
the increase in plate height.
 
Legal Non-Conforming Structures:
 
CMC 17.36.020.A. A building or structure that was lawfully established, but does not conform to existing
zoning regulations, shall be deemed a nonconforming structure and may be used and maintained as
provided in this chapter [17.36].
 
CMC 17.36.030.A & B. A lawful nonconforming structure may be maintained, repaired, or altered as
long as such maintenance, repair, or alteration does not increase the nonconformity and all work
performed conforms to all of the requirements of this chapter. And, alterations, repairs or remodeling that
enlarge, extend or increase a nonconforming feature of a building shall be prohibited.
 
Staff Analysis: The Municipal Code allows a nonconforming structure to be altered so long as the
nonconformity is not increased. However, the Code is less clear on the measurement of plate height within
that structure. It has been the Departments long standing practice to measure plate height as the plumb
vertical distance between the finished grade to the top of wall at the eave line. This approach is consistent
with mass and bulk policies which encourage minimizing the buildings mass as viewed from the public way
and adjacent properties. The increase in plate height does not present additional mass to the eastern
neighbor and the northwest corner of the residence is largely screened from public view by the detached
garage.
 
Alternatives:  If the Commission finds that the constructed plate height cannot be supported, the
Commission should provide staff with findings for denial. Staff would then prepare a Resolution of denial.
The effect of a denial would be to require the applicant to remove and lower the existing wall framing and
reframe the window and door openings. New windows and doors may also need to be purchased to fit
within the new openings.

Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act
(CEQA), State CEQA guidelines and local environmental regulations, pursuant to Section 15301 (Class 1)
– Existing Facilities. Class 1 exemptions include, minor interior and exterior alterations to existing structures



and landscapes involving no expansion of the existing use. The proposed project does not present any
unusual circumstances that would result in a potentially significant environmental impact and no exceptions
to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 – Applicants Written Description
Attachment 3 – DS 15-322 (North Point Investments) Site Photographs
Attachment 4 – DS 15-322 (North Point Investments) Staff Report
Attachment 5 – DS 15-322 (North Point Investments) Conditions of Approval
Attachment 6 – DS 15-322 (North Point Investments) Approved Design Study Plans
Attachment 7 – DS 20-323 (Le Chiffre Holdings, LLC) Staff Report
Attachment 8 – DS 20-323 (Le Chiffre Holdings, LLC) Resolution 2021-009-PC
Attachment 9 – DS 20-323 (Le Chiffre Holdings, LLC) Approved Design Study Plans
Attachment 10 – Approved Building Permit Plans, part 1
Attachment 10 – Approved Building Permit Plans, part 2
Attachment 11 – Letter from Hataitip Rangthong 10.06.21
Attachment 12 – Whitson Engineers Ridge Height Certification 10.18.21
Attachment 13 – Whitson Engineers Plat Height Certification 01.28.22



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2022-XX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA APPROVING 
AN AFTER-THE-FACT INCREASE IN PLATE HEIGHT OF APPROXIMATELY 11 INCHES (0.93’) LIMITED 
TO THE NORTHWEST CORNER OF A RESIDENCE LOCATED AT THE NORTHEAST CORNER OF SAN 

ANTONIO AVENUE AND OCEAN AVENUE  
APN 010-253-009 

 
WHEREAS, Jonathan Heiliger (“Applicant”) submitted an application on behalf of Le Chiffre 

Holdings, LLC (“Owner”) requesting approval of an after-the-fact increase in plate height for Design 
Study (DS 20-323, Le Chiffre Holdings, LLC) described herein as (“Application”); and 

 
WHEREAS, the project site is an 8,000 square-foot lot located at the northeast corner of 

San Antonio Avenue and Ocean Avenue in the Single-Family Residential (R-1), Beach & Riparian 
(BR), and Coastal Commission Appeal Jurisdiction Overlay Districts (Block HH, Lots 2 & 4); and 
 

WHEREAS, the Applicant is requesting approval of an after-the-fact increase in plate height 
of approximately 11 inches (0.93’) limited to the northwest corner of a residence; and 

 
WHEREAS, notice of the public hearing was published on February 25, 2022 in compliance 

with State law (California Government Code 65091), and was posted on the project site and hand-
delivered by the Applicant to each property within a 100-foot radius of the project site indicating 
the date and time of the public hearing; and 
 

WHEREAS, on March 9, 2022, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the Concept Design Study, including without limitation, 
information provided to the Planning Commission by City staff and through public testimony on 
the conceptual design of the project; and 

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

Commission at the hearing date including, without limitation, the staff report and attachments 
submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations and testimony herein above set forth and used their independent judgement 
to evaluate the project; and 
 

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

 
WHEREAS, pursuant to CEQA regulations, the Application is categorically exempt pursuant 

to Section 15301 (Class 1) – Existing Facilities. Class 1 exemptions include, minor interior and 
exterior alterations to existing structures and landscapes involving no expansion of the existing 
use. The proposed project does not present any unusual circumstances that would result in a 
potentially significant environmental impact and no exceptions to the exemption exist pursuant 
to section 15300.2 of the CEQA Guidelines; and  
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of Carmel-
By-The-Sea does hereby make the following findings and determinations regarding the Design 
Study:  
 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL  
For each of the required findings listed below, staff has indicated whether the application 
supports adoption of the findings. For all findings checked "no" the staff report discusses the 
issues to facilitate the Planning Commission decision-making. Findings checked "yes" may or 
may not be discussed in the report depending on the issues. 
CMC 17.64.080.A, Concept Phase Approval Findings YES NO 
1. The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔   

2. The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design. The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔   

3. The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔   

4. As conditioned, the project is adapted to human scale in the height of its roof, 
plate lines, eave lines, building forms, and in the size of windows doors and 
entryways. The development is similar in size, scale, and form to buildings on the 
immediate block and neighborhood. Its height is compatible with its site and 
surrounding development and will not present excess mass or bulk to the public or 
to adjoining properties. Mass of the building relates to the context of other homes 
in the vicinity. 

✔   
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5. The project is consistent with the City’s objectives for public and private views and 
will retain a reasonable amount of solar access for neighboring sites. Through the 
placement, location and size of windows, doors and balconies the design respects 
the rights to reasonable privacy on adjoining sites.  

✔   

6. The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.  

✔   

7. The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety. All buildings are setback a minimum of 6 feet from significant trees unless 
otherwise agreed upon by the City Forester. 

✔   

8. The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites.  

✔   

9. The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔   

10. Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔   

11. Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way. The design will reinforce a sense of visual continuity 
along the street. 

✔   

12. Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.  

✔   

CMC 17.64.080.A, Final Details Phase Approval YES NO 
1. The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

2. The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

3. Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted design guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

4. Proposed landscaping, paving treatments, fences and walls are carefully designed 
to complement the urbanized forest, the approved site design, adjacent sites and 
the public right-of-way. The design will reinforce a sense of visual continuity along 
the street. 

✔  

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

does hereby APPROVE an after-the-fact increase in plate height of approximately 11 inches (0.93’) 
for Design Study (DS 20-323, Le Chiffre Holdings, LLC) located at the northeast corner of San 
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Antonio Avenue and Ocean Avenue (APN 010-253-009), subject to the following Conditions of 
Approval: 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions  
1.  Authorization. Approval of an after-the-fact increase in plate height of approximately 

11 inches (0.93’) for Design Study (DS 20-323, Le Chiffre Holdings, LLC) authorizes a 
plate height not to exceed 220.0’ ASL (above sea level) located at the northeast 
corner of San Antonio Avenue and Ocean Avenue in the Single-Family Residential (R-
1) District. 

✔ 

2.  Indemnification. The applicant agrees, at his or her sole expense, to defend, 
indemnify, and hold harmless the City, its public officials, officers, employees, and 
assigns, from any liability; and shall reimburse the City for any expense incurred, 
resulting from, or in connection with any project approvals. This includes any appeal, 
claim, suit, or other legal proceeding, to attack, set aside, void, or annul any project 
approval. The City shall promptly notify the applicant of any legal proceeding, and 
shall cooperate fully in the defense. The City may, at its sole discretion, participate in 
any such legal action, but participation shall not relieve the applicant of any obligation 
under this condition. Should any party bring any legal action in connection with this 
project, the Superior Court of the County of Monterey, California, shall be the situs 
and have jurisdiction for the resolution of all such actions by the parties hereto. 

✔ 

 
 PASSED, APPROVED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 9th day of March, 2022, by the following vote:  
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Michael LePage    Leah Young  
Chair      Planning Commission Secretary 
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2015 - Previous Owner
Architect - Sterling Huddleson Architecture

- Approved to remove second story bedroom (NE Corner) lowering a portion of roof by approx. 4’-0”
- Other roofs to remain at existing height
- Construction begins and roof is altered

2020 - Current Owner
Permitting Architect - Adam Jeselnick

- Approved to replace and raise Living Room roof to ridge height of 223.30’ ASL (Building Height 22’-8 1/2”)
- Approved to maintain existing non-conforming plate height at 19’-0”
- Discussion between Adam Jeselnick and Carmel Planning re: plate height
- Building permit drawings submitted and Approved w/ ridge height of 224.65 ASL (Building Height 24’-0 3/4”)
  and Plate height of 220.0 (19’-5 1/4”)
- New roof installed with a ridge height of 224.65 ASL (Building height 24’-0 3/4”) and Plate height of 220.23’ (19’-7 3/4”)

Current Architect - Ehrlich Yanai Rhee Chaney (EYRC)
- Contractor and Owner are notified of Ridge Height discrepancy 
- New steel roof beams are fabricated and installed to lower ridge height to 223.32’ ASL (Building height 22’-8 3/4”)
- Contractor and Owner are notified of Plate Height discrepancy

PROJECT HISTORY
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RIDGE HEIGHT CERTIFICATION

T:\4425 - Beach Club - NE cor Ocean & San Antonio - Carmel\SURVEY\CERTIFICATION\2022-0127 Ridge Certification.doc

January 28, 2022 Job No.: 4425.00

Andrew Ellis
Groza Construction

Re: Ridge Height Certification
Le Chiffre Beach Club
NE Corner Ocean & San Antonio Avenues
Carmel-By-The-Sea, CA 93921
APN: 010-253-009

Dear Mr. Ellis:

On January 27, 2022, Whitson Engineers checked the height of the framing of the 
residence at the NE Corner of Ocean & San Antonio Avenues, Carmel-By-The-Sea.

The survey data as follow:

Point 1037 Top of a 1 ½” x 7” sill, representing lower finish floor elevation was found to 
be at an elevation of 200.59 feet.

Point 1038 Top of a 2 x 4” stud, representing top of finished ceiling was found to be at 
an elevation of 219.28 feet.

Point 1039 The surveyed ridge, a 2” x 12” joist, at its highest point, was found to be at 
an elevation of 223.32 feet at its highest point.

Point 1040 Top plywood sheeting at top header beam was found to be at an 
elevation of 220.23 feet. 

Point 1041 Top plywood sheeting at top header beam was found to be at an 
elevation of 220.22 feet.

Elevation of all points surveyed relative to the designated Site Benchmark (elevation 
200.93 feet, assumed datum, (tied by Whitson Engineers at Point #206) as shown on 
Sheet C1.1 of the Civil plans dated May 17, 2021.

Sincerely,

Richard Weber PE, LS
LS 8002
Principal
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EXISTING CONDITIONS
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 Attachment A – Site Photographs 
 

 

Residence viewed from San Antonio 
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Residence viewed from San Antonio 
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Detached garage, fronting on San Antonio 
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Front wall along Ocean Ave. 
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Front balcony and masonry brick details 
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Second story portion proposed for removal 

Attachment 3



CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Community Planning & Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 15-322) 
and associated Coastal Development Permit for alterations to an existing 
residence located in the Single-Family Residential (R-1) Zoning District.1 

 
 
 
Recommendation: 
 
Staff recommends that the Planning Commission approve the Consideration of a Combined 
Concept and Final Design Study (DS 15-322) and associated Coastal Development Permit for 
alterations to an existing residence, subject to the attached findings and recommendations/draft 
conditions. 
 
Application: DS 15-322 APN: 010-253-009 
Block:  HH Lot: 2 & 4 
Location: NE Corner of Ocean and San Antonio  
Applicant:  Braden Sterling, Architect Property Owner: North Point Investments 
 
Background and Project Description:  
 
The project site consists of a single-family dwelling with a detached garage and guest cottage on an 
8,000-square foot lot, located on the northeast corner of San Antonio and Ocean Avenue.  The 
existing dwelling is 2,489 square feet in size and includes a 417-square foot detached two-car 
garage and a 265-square foot guest cottage at the rear of the garage.  The project site is located 

1  Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the limited changes to the structure justify 
combining the concept review and final details review. 
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within the Archaeological Significance Overlay, the Park Overlay and the Beach Overlay Districts.  A 
Final Determination of Historic Ineligibility was completed for the residence on August 12, 2015.  
 
The project components include: 1) the removal of 460-square feet of living space by removing the 
upper floor bedroom and the detached guest cottage, 2) the conversion of 979-square feet of 
lower level storage space to living space of which 357 square feet qualifies as bonus basement floor 
area.  The total floor area of the residence would be 3,175 square feet, 3) the extension of the front 
balcony to the west by 3-feet, 4) the removal of the existing planters and walkway in the front yard, 
5) new landscaping including a new decomposed granite walkway, 6) the replacement of the 
existing masonry brick siding as needed, 7) the construction of a new ramada on the rear of the 
detached garage to replace the guest cottage, and 8) a new gas outdoor fire pit in the front yard.  
 
The existing finish materials include masonry bricks and a clay tile roof.  The applicant is proposing 
to maintain the existing bricks, with minor repairs as needed, and paint the bricks in Benjamin 
Moore “Deep Silver.”  Additionally, the applicant is proposed horizontal cedar siding at the 
entryway.  The existing wood balcony railing is proposed to be removed and replaced with a 
frameless glass guardrail.  With regard to the roof, the existing roof tiles are proposed to be 
removed and replaced with slate roof tiles in “Majestic Matterhorn” color. 
 
Staff has scheduled this application for both conceptual review and final review details due to the 
limited exterior changes and expansion in the building footprint.  If the Commission has concerns 
that cannot be addressed at one meeting it may continue the application with a request for 
changes.   
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PROJECT DATA FOR AN 8,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,960 sf* 2,489 sf (31%) 3,175 sf (39%)* 

Site Coverage 971 sf**  3,359 sf (41%) 1,961 sf  (24%) 

Trees 3 Upper /1 Lower 
(recommended) 

0 Trees 0 Trees 

Ridge Height  18 ft / 24 ft 28 ft 8 in (2nd story) 23 ft 

Plate Height  12 ft / 18 ft 21 ft 6 in (2nd story) 18 ft 

Setbacks Minimum Required Existing Proposed 

Front  20 ft 51 ft (residence) 

5 ft 5 in (garage) 

 48 ft (residence) 

5 ft 5 in (detached garage) 

Composite Side Yard 20 ft (25%) Min: 14 ft 6 in (36%) Min: 14 ft 6 in (36%) 

Minimum Side Yard 3 ft Min. North Side: 7 ft 

Min. South Side: 2 ft 6 in 

North Side Garage: 3 ft 6in 

Min. North Side: 7 ft 

Min. South Side: 2 ft 6 in 

North Side Garage: 3 ft 6 in 

Rear 15 ft 5 ft 5 ft  

* The allowable square footage for an 8,000 square foot lot is 2,960 square feet, with a maximum bonus 
basement floor area of 1,087 square feet (including a 100 square foot basement incentive).   

**Includes bonus for 50% or more permeable materials 
 
Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The site currently contains one small palm tree, and the applicant has not proposed any additional 
tree replants.  As part of the preliminary site assessment, the City Forester recommended two new 
upper canopy and two new lower canopy trees.  Staff has included a condition of approval 
requiring the planting of two upper canopy and two lower canopy trees on the landscape plan 
submitted as part of the construction plans.   
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Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcel;” “maintain privacy of indoor and outdoor spaces in a 
neighborhood;” and “maintain view opportunities.” 
 
Staff has not identified any view or privacy impacts that would be created by the project.  The 
applicant is proposing to reduce the height of the structure by removing the 195-square foot 
second story portion, which will result in a height reduction of approximately 6-feet on the rear of 
the residence.  All existing view sheds from neighboring houses will be maintained, and may 
actually be increased as a result of the project.  Staff notes that the applicant is also proposing to 
enlarge the balcony on the front elevation by extending it 3-feet to the south; however this change 
does not create any additional privacy concerns.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The proposed addition will be located on the basement/under floor on the west (front) side of the 
house and will only result in a minor change to the front façade.  Additionally, the proposal includes 
the removal of the second story (195-square feet).  Staff supports the reduction in the buildings 
mass and notes that the neighborhood is predominately two story homes.  
 
Cut/Fill: Residential Design Guideline 3.2 states: “Minimize the extent of excavation and fill on a 
site. The site design should follow the natural contours of the site. Where construction is necessary 
on a steep slope, step the foundation and building forms to follow the contours or locate the long 
axis of a building to lie parallel with natural contours.”  
 
The applicant is proposing to excavate soil from under the house and remove additional soil from 
the west side of the house to create additional living space.  The existing grade of the property 
gradually drops 10 feet from the rear (east side) to the front (west side) of the property.  Staff 
notes that the excavations will follow the natural contours of the site.  A condition has been 
drafted requiring the applicant to submit a grading plan for staff’s review, which will identify the 
proposed cubic yardage to be removed from the site. 
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
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“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The applicant is proposing to remove the second story portion of the building and extend the 
existing roof lines over the first floor living space.  The portion of the new roof will match the 
existing gable and pitch over the rest of the house.  A proposed roof plan is included on sheet A-3.1 
of the plans.  The added floor area in the under floor will have a flat roof to allow for the 1st story 
balcony above and the balcony will extend approximately 3-feet over the roof.  With regard to the 
detached garage and guest house, the roof above the proposed ramada will match the existing 
pitch. In staff’s opinion, the minimal changes to the rooflines are compatible with the design of 
existing residence.   
 
Basement: The Municipal Code states that “the City provides an incentive to use some of the base 
floor area and exterior volume in a basement. The result of this incentive is to reduce above-ground 
floor area and reduce exterior volume for sites awarded bonus floor area in basements.”  For a one 
story structure, the Code states that “For each one square foot of the base floor area constructed in 
a basement and 12 cubic feet of allowed exterior volume not built above average grade, one 
additional square foot of bonus floor area may be constructed in a basement.”  
 
The allowable square footage for an 8,000 square foot lot is 2,960 square feet, with a maximum 
bonus basement floor area of 1,087 square feet (including a 100 square foot basement incentive).  
Of the proposed 3,175 square feet, the applicant is proposing 2,818 square feet of “above average 
grade” floor area, which qualifies the site for the basement bonus incentive.  The proposal includes 
a lower level, with 357 square feet meeting the definition for a Basement.  The basement area is 
depicted with hatched lines on sheet A-2.2 of the plan set.  The proposed floor area is in 
conformance with the Municipal Code. 
 
Detached Garage: The residence currently includes a detached two-car garage and a one bedroom 
guest house at the rear of the structure.  The applicant is proposing to demolish the walls of the 
guest house to build an outdoor ramada at the rear of the garage.  The existing roofline is proposed 
to remain over the open-walled ramada. The garage, which is within the front setback, is proposed 
to remain.  
 
Finish Materials:  The applicant is proposing to paint the existing masonry brick siding in Benjamin 
Moore “Deep Silver” and add new Cedar siding at the front entryway.  The existing clay tile roof is 
proposed to be removed and replaced with “Majestic Matterhorn” slate tiles.  Additionally, Sierra 
Pacific wood windows and doors are proposed throughout the house painted in Benjamin Moore 
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“Twilight” color.  Finish details are included on Sheet A-6.3 of the plans and Staff notes that the 
proposed siding changes will create a modern look for the home.   
 
Exterior Lighting: With regard to light fixtures, Municipal Code Section 15.36.070.B.1 requires that 
exterior light fixtures on the building do not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens).  The locations of the proposed light fixtures are depicted on Sheet L-1 
of the plan set, and the details are included as Attachment D.  The applicant is proposing a Hinkley 
& FR Brand Atlantis sconce light with an output of 20 watts, a Hinkley & FR Brand Atlantic path light 
with an output of 20 watts, and a Hardy Island brick light with an output of 18 watts.  Six brick 
lights are proposed around the fire pit and at the front entryway, and eight path lights are 
proposed along the front walkway.   Staff supports the proposed lighting fixtures and notes that 
they comply with City requirements.  
 
Outdoor Fire Pit: The project proposal includes an outdoor gas fire pit in the front yard. The fire pit 
is proposed to be approximately 30 feet from the front property line and approximately 40 feet 
from the north neighbor.  Staff has not identified any concerns with the location of the fire pit.  
 
Fences/Walls: A 4-foot high Carmel stone wall currently runs along the west (front), south (side), 
and east (rear) property lines, and a 5-foot high redwood fence runs along the north property line.  
All existing walls and fences are proposed to remain.  Staff notes that a portion of the existing wall 
encroaches into the Right of Way, and therefore a condition requiring an encroachment permit is 
recommended.  Photographs of the existing fences are included in Attachment A.   
 
Site Coverage/Landscaping: The existing site coverage consists of multiple stone walkways, steps 
to the front entryway, and a covered patio, and exceeds the allowed coverage for an 8,000 square 
foot lot by 2,388 square feet.  Per Municipal Code Section 17.10.030.C, nonconforming site 
coverage is required to be reduced at a rate equal to two times the amount of floor area added to 
the site, or to an amount that complies with the site coverage limits, whichever is less.  The 
applicant is proposing to add 686 square feet to the residence and therefore is required to remove 
1,372 square feet of coverage.  The applicant is proposing 1,961 square feet of site coverage, which 
includes a reduction of 1,398 square feet of coverage.   
 
With regard to landscape, the site currently contains a large a large lawn, a small palm tree, and a 
tall hedge above the stone walls surrounding the property.  The applicant is proposing to maintain 
the existing grass lawn, which is mostly out of sight from the public view, as well as the existing 
hedge along the west and south property lines.  Additionally, the applicant is proposing new Carmel 
Creeper shrubs, Red Buckwheat shrubs, Sulfur flower shrubs, and California Meadow Sedge grass 
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throughout the site.  A landscape plan is included on Sheet L-1 of the plan set.  As noted earlier, 
staff has included a condition that two new upper canopy and two new lower canopy trees be 
added to the landscape plan, per the City Foresters recommendation.  
 
Archaeological Zone: A Preliminary Cultural Resources Reconnaissance Report was prepared for 
the subject parcel in November 2015.  The study found that the nearest archaeological site is 
approximately 900 feet to the northwest, and that there was no evidence of historic or prehistoric 
cultural activity indicators (including shell fragments, bone fragments, or culturally modified lithic 
materials).  The report is included as Attachment F.  The project archaeologist recommends that 
there is no reason to delay the project due to archaeological concerns, however it is recommended 
that in the event that an unexpected trace of historic or prehistoric materials are encountered, a 
qualified archaeologist should be retained for appropriate mitigation.  Staff has included a 
condition of approval based on the project archaeologist’s recommendation.   
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property 
line and edge of pavement ranges from 8-feet to almost 40-feet in width and includes a 
decomposed granite sidewalk and multiple trees.  The existing wall, including the pillars at the 
entryway, slightly encroaches over the property line into the City ROW. A condition has been 
drafted requiring the applicant to apply for and obtain an encroachment permit for all 
encroachments prior to building permit issuance.  
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 582-square foot 
addition to an existing 1,209-square foot residence, and therefore qualifies for a Class 1 exemption.  
The proposed alterations to the residence do not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings for Approval 
• Attachment C – Conditions for Approval 
• Attachment D – Lighting Details 
• Attachment E – Roofing Details 
• Attachment F – Preliminary Cultural Resources Reconnaissance Report  
• Attachment G – Project Plans  
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Conditions of Approval 
Amended by the Planning Commission on 11/18/2015 

No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 15-322) authorizes the 
applicant to remove 460 square feet of living space on the second story and in 
the detached guest cottage, to add 979 square of new living space including a 
basement.   The approval includes a new outdoor ramada attached to the 
garage, an outdoor gas-burning fire pit, and the enlargement of the existing 
front balcony.  Finish materials include the existing masonry stones painted in a 
“Silver Gray” color with cedar siding at the front entryway, a slate tile roof, and 
wood doors and windows.  All existing fencing will remain.  

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

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

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. 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, 

✔ 
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the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

✔ 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 

✔ 
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mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

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

✔ 

15. This project is subject to a volume study. N/A 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 

✔ 
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Planning Commission.    

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

✔ 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

✔ 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The applicant shall plant and maintain TWO new upper-canopy and TWO new 
lower-canopy trees of substantial size and caliber and of a species approved by 
the City Forester.  The location, size, and species of this tree shall be noted on 
the landscape plan submitted with the construction plan set.  Prior to final 
planning inspection, the tree shall be planted on site located approximately 10 
feet from any building. 

✔ 

23. Based on Health and Safety Code § 7050.5, if any human remains are exposed, 
no further excavation or disturbance occurs in the area and that the county 
coroner is called so that the coroner can verify that the remains are not subject 
to medical jurisprudence. Within 24 hours of notification, the coroner calls the 
Native American Heritage Commission if the remains are known or thought to 
be Native American. 

✔ 

24. In the event that unexpected traces of historic or prehistoric materials, 
(including, but not limited to human remains, concentrations of shell or heat 
altered rock or historic trash pits) are encountered during grading or other 
future development, a qualified archaeologist should be retained for 
appropriate archaeological mitigation. 

✔ 
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25.  The applicant shall submit a grading plan with the building permit application 
identifying the cubic yardage of soil proposed to be excavated and removed 
from this site as part of the project.  

 

26. The applicant shall use blue slate roof tiles without the appearance of overly-
chiseled edges.  

✔ 

 
*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
Once signed, please return to the Community Planning and Building Department. 
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DS 20-323 (Le Chiffre Holdings, LLC) 
February 10, 2021 
Site Photographs 
 

 

Photo 1. Existing gable roof on garage to be replaced with flat roof 
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DS 20-323 (Le Chiffre Holdings, LLC) 
February 10, 2021 
Site Photographs 
 

 

Photo 2. South elevation of existing garage. East portion to be converted to a pergola. 
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DS 20-323 (Le Chiffre Holdings, LLC) 
February 10, 2021 
Site Photographs 
 

 

Photo 3. New exterior stairs on north elevation. 
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DS 20-323 (Le Chiffre) 
January 13, 2021  
Project Data Table 
Page 1 of 1 
 
 

PPROJECT DATA FOR AN 8,000 SQUARE FOOT SITE  
SSite Considerations  AAllowed  EExisting  ((DS 15--3322)  PProposed  ((DS 20--3323)  
Floor Area  
Basement Bonus 
Basement Incentive 

2,960 SF (37%) 
100 SF 
284 SF 

3,175 SF 
100 SF 
257 SF 

3,175 SF 
100 SF 
257 SF 

Site Coverage 651 SF/971 SF 1,961 SF 1,950 SF 
Trees (Upper/Lower) 5/4 0/0 0/0 

Ridge Height (1st/2nd)** 18’/18’ 23’ (residence) 
12’-6” (garage) 

23’ (residence) 
10’-9” (garage) 

Plate Height (1st/2nd) 12’/18’ 18’-6” (residence) 
7’-9” (garage) 

19’-9” (residence) 
10’-9” (garage) 

SSetbacks  MMinimum Required  EExisting  ((DS 15--3322)  PProposed  

Front  15’ 48’ residence 
5’-5” garage 

48’ residence 
5’ garage 

Composite Side Yard 20’ (25%) 14’-6” 14’-6” 

Side Yard 3’ North: 7’ 
North (garage): 3’-6” 

North: 7’ 
North (garage): 3’ 

Street Side Yard 5’ South: 2’-6” South: 2’-6” 
Rear 15’/3’* East: 5’ East: 5’ 
*The rear setback is three feet for those portions of structures less than 15 feet in height. 
** Park Overlay District: Projects of more than one-story or over 18’ in height require Planning Commission approval 
(CMC 17.20.100.C). Approvals granted under this section (CMC 17.20.110.A) shall not violate any height limits 
established for the property by the underlying zoning district or any other overlay districts (CMC 17.20.110.A.3). 
** Beach & Riparian District: All proposed construction shall be limited to a height of 18’ above existing or finished 
grade whichever results in a lower height (CMC 17.20.160.B.3, Height). 
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SHEET NAME: 

SHEET DATE: 

SHEET SCALE: 

PROJECT DATA
AND

SITE LOCATION

11-02-2020

AS NOTED

A0

N

PROJECT LOCATION

PROJECT DATA
SCOPE OF WORK:
RENEWAL OF AN EXISTING  2-STORY RESIDENCE WITH DETACHED GARAGE
ON 8,000 SQUARE FOOT LOT. REPLACE EXISTING GARAGE.

SHEET INDEX
A0 PROJECT DATA AND SITE LOCATION
A1 NOTES, SPECIFICATIONS, STREET ELEVATIONS
A2 PRE-EXISTING SITE SURVEY
A3 PROPOSED SITE PLAN
A4 EXISTING FIRST FLOOR PLAN
A5 EXISTING SECOND FLOOR PLAN
A6 EXISTING ROOF PLAN
A7 EXISTING WEST & SOUTH ELEVATIONS
A8 EXISTING NORTH & EAST ELEVATIONS
A9 PROPOSED FIRST FLOOR PLAN
A10 PROPOSED SECOND FLOOR PLAN
A11 PROPOSED ROOF PLAN
A12 PROPOSED WEST AND NORTH ELEVATIONS
A13 PROPOSED EAST AND SOUTH ELEVATIONS
A14 SCHEDULES
A15 RENDERINGS
A16 PROPOSED FINISHES

GENERAL NOTES PROJECT DATA

PROPERTY ADDRESS: NORTH EAST CORNER OF SAN ANTONIO AVENUE
AND OCEAN AVE
CARMEL-BY-THE-SEA,  CALIFORNIA  93921

A.P.N.: 010-253-009
BLOCK /LOT: BLOCK HH, LOTS 2 AND 4
LOT SIZE: 8000 SF (.184 ACRES)

ZONING: R-1 SINGLE FAMILY RESIDENTIAL

 

OWNER: LE CHIFFRE HOLDINGS LLC
394 PACIFIC AVE, 2ND FLOOR
SAN FRANCISCO, CALIFORNIA
94111

 
ARCHITECT: ADAM JESELNICK ARCHITECT

24398 PORTOLA AVENUE
CARMEL, CA  93923
PHONE:  (831) 620.5164 m
CONTACT: ADAM JESELNICK AIA
EMAIL:  aejarch@gmail.com

CONTRACTOR: GROZA CONSTRUCTION
883 ABREGO STREET
MONTEREY, CA 93940
PHONE: 831-655-7605
EMAIL: CWEST@GROZACONSTRUCTION.COM

SURVEYOR: L&S ENGINEERING AND SURVEYING
2460 GARDEN ROAD,  SUITE G
MONTEREY, CA 93940
(831) 655-2723 OFFICE

SCALE:1 VICINITY MAP
N.T.S.

PLANNING 

1. VERIFY ALL EXISTING DIMENSIONS AND CONDITIONS AT THE SITE; CONFIRM ANY
VARIATIONS OR CONFLICTING OR MISSING DIMENSIONS OR DATA PRIOR TO
COMMENCING WORK. USE WRITTEN DIMENSIONS ONLY; DO NOT SCALE DRAWINGS FOR
THE PURPOSE OF DETERMINING A DIMENSION DURING CONSTRUCTION.

2. CONSTRUCTION DETAILS:  NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT
TO CONFORM TO SIMILAR CONSTRUCTION, IN ACCORDANCE WITH THE BEST COMMON
PRACTICE AND/OR MANUFACTURER'S SPECIFICATIONS FOR THE INSTALLATION OF THEIR
MATERIALS OR ITEMS.

3. ALL CONSTRUCTION (MATERIALS, WORKMANSHIP & METHODS) SHALL COMPLY WITH TITLE
24 AND THE 2019 CALIFORNIA RESIDENTIAL CODE (CBC) AND APPENDICES H, I, AND J;
CALIFORNIA EXISTING BUILDING CODE, CALIFORNIA PLUMBING CODE (CPC),
CALIFORNIA MECHANICAL CODE (CMC), CALIFORNIA ELECTRICAL CODE (CEC),
CALIFORNIA MECHANICAL CODE, CALIFORNIA ENERGY CODE, FIRE CODE (SEE CMC
TITLE 8), AND 2013 CALIFORNIA GREEN BUILDING STANDARDS CODE; AND ALL LOCAL
AMENDMENTS AS ADOPTED BY CITY ORDINANCE.

4. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY ON THE JOB SITE AND
MUST ADHERE TO ALL FEDERAL, STATE LOCAL AND O.S.H.A. SAFETY REGULATIONS.

5. DEMOLITION: CONFIRM ALL DEMOLITION REQUIREMENTS WITH THE OWNER. VERIFY WITH
OWNER WHICH ITEMS, IF ANY, HE/SHE WISHES TO RETAIN FOR HIS/HER USE. ALL OTHER
ITEMS TO BECOME PROPERTY OF THE CONTRACTOR AND ARE TO BE PROPERLY
REMOVED FROM THE PREMISES. SEE DEMOLITION PLAN A4.1 FOR ADDITIONAL
INFORMATION.

6. NAILING TO BE IN COMPLIANCE WITH CBC TABLE 2304.S.1 U.O.N.

7. NO EXISTING FIRE SUPPRESSION SYSTEM. NEW FIRE SPRINKLERS TO BE INSTALLED.
DEFERRED SUBMITTAL AND UNDER SEPARATE PERMIT.

REVISION # 1 1/20/2021

TYPE OF CONSTRUCTION: TYPE V-B

FIRE SPRINKLERS: YES

PERMITS: DS 15-322 (APPROVED NOVEMBER 18, 2015)
BP 16-055 (ISSUED SEPTEMBER 2016)

WATER: CAL-AM (E)

SEWER: CARMEL AREA WASTE WATER DISTRICT (E)

CUT: 0 CUBIC YARDS
FILL: 0 CUBIC YARDS

(NO GRADING THIS PROJECT)

BUILDING INFORMATION:

HEIGHT LIMIT:  18'-0"
PROPOSED BUILDING HEIGHT:  HIGHEST POINT REDUCED BY 5'-8"

SITE DATA:

MAX. TOTAL SITE COVERAGE: 971. SF
EXISTING SITE COVERAGE: 3359. SF
SITE COVERAGE REQUIRED TO BE REMOVED: 686. SF

ADDITION X 2 = 1732. SF
ALLOWABLE SITE COVERAGE: 1987. SF (3359 - 1732)
PROPOSED SITE COVERAGE: 1950. SF

LIGHT WELL: 20. SF (CONCRETE)
NORTH STAIRS: 98. SF (STONE TILE)
PERGOLA:  284. SF (CONCRETE PAVERS)
FIRE PIT PATIO: 194. SF (CONCRETE PAVERS)

   DRIVEWAY: 99. SF (CONCRETE)
   STEPS AND WALL: 53. SF (CONCRETE)
   SOUTH GATE: 49. SF (CONCRETE)
   FRONT ENTRY STEPS:  230. SF (STONE TILE)
   FRONT STEPPING STONE: 84. SF (CONCRETE)
   FRONT DECK: 402. SF (STONE TILE)
   REAR PATIO: 230. SF (STONE TILE)
   PROPERTY WALLS: 207. SF

FLOOR AREA CALCULATIONS:

(E) MAIN LEVEL: 1612. SF
(E) LOWER LEVEL:  195. SF
(E) GUEST HOUSE:  265. SF
(E) GARAGE:    417. SF

TOTAL EXISTING:   2,489. SF

(N) MAIN LEVEL:   1696. SF
(N) LOWER LEVEL:  622. SF
(N) LOWER LEVEL BASEMENT:   357. SF
(N) BASEMENT BONUS:     100. SF
(N) GARAGE:     400. SF

TOTAL PROPOSED:   3,175. SF

 

(APPROVED PERMIT DS 15-322)

         1779 SF
 622 SF

  257 SF
  100 SF
   417 SF

     ( 3,175. SF )
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SHEET NAME: 

SHEET DATE: 

SHEET SCALE: 

STREET
ELEVATIONS

11-02-2020

as noted

A1

GENERAL NOTES

1. VERIFY ALL EXISTING DIMENSIONS AND CONDITIONS AT THE SITE; CONFIRM ANY VARIATIONS OR CONFLICTING OR
MISSING DIMENSIONS OR DATA PRIOR TO COMMENCING WORK. USE WRITTEN DIMENSIONS ONLY; DO NOT SCALE
DRAWINGS FOR THE PURPOSE OF DETERMINING A DIMENSION DURING CONSTRUCTION.

2. CONSTRUCTION DETAILS NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT TO CONFORM TO SIMILAR
CONSTRUCTION, IN ACCORDANCE WITH THE BEST COMMON PRACTICE AND/OR MANUFACTURER'S SPECIFICATIONS
FOR THE INSTALLATION OF THEIR MATERIALS OR ITEMS.

3. ALL CONSTRUCTION (MATERIALS, WORKMANSHIP & METHODS) SHALL COMPLY WITH TITLE 24 AND THE ALL SECTION S
OF THE  2016 CALIFORNIA RESIDENTIAL BUILDING CODE (CBC); CALIFORNIA PLUMBING CODE (CPC), CALIFORNIA
MECHANICAL CODE (CMC), CALIFORNIA ELECTRICAL CODE (CEC), CALIFORNIA ENERGY CODE, FIRE CODE, AND
CALGREEN; AND ALL LOCAL AMENDMENTS AS ADOPTED BY CITY ORDINANCE.

4. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY ON THE JOB SITE AND MUST ADHERE TO ALL FEDERAL,
STATE LOCAL AND O.S.H.A. SAFETY REGULATIONS.

5. DEMOLITION: CONFIRM ALL DEMOLITION REQUIREMENTS WITH THE OWNER. VERIFY WITH OWNER WHICH ITEMS, IF
ANY, HE/SHE WISHES TO RETAIN FOR HIS/HER USE. ALL OTHER ITEMS TO BECOME PROPERTY OF THE CONTRACTOR AND
ARE TO BE PROPERLY REMOVED FROM THE PREMISES. SEE DEMOLITION PLANS FOR ADDITIONAL INFORMATION.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL BRACING AND SHORING REQUIRED DURING CONSTRUCTION
UNTIL ALL CONSTRUCTION IS COMPLETE.

7. DO NOT STORE CONSTRUCTION MATERIALS, OR OPERATE CONSTRUCTION EQUIPMENT IN SUCH A MANNER THAT
DESIGN LIVE LOADS OF THE STRUCTURES ARE EXCEEDED. DO NOT STORE CONSTRUCTION MATERIALS ON
OVERHANGING FRAMING.

EXISTING SITE PHOTOGRAPH

PLANNING REVISION # 1 1/20/2021
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SHEET NAME: 

SHEET DATE: 

SHEET SCALE: 

PRE-EXISTING SITE
SURVEY

11-02-2020

1/8" = 1'-0"

A2SCALE:1 PRE-EXISTING SITE SURVEY
1/8" = 1'-0"

N

PLANNING REVISION # 1 1/20/2021
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SHEET DATE: 

SHEET SCALE: 

PROPOSED SITE
PLAN

11-02-2020

3/16" = 1'-0"

A3
NSCALE:1 PROPOSED SITE PLAN

3/16" = 1'-0"
1' 2' 4' 8'

SITE PLAN NOTES:

1. PROTECT EXISTING TREES AS REQUIRED BY CITY CODE.

2. . NO CHANGE TO EXISTING SITE DRAINAGE U.N.O.

3. COORDINATE UTILITIES WITH PG&E, CAWD, CAL-AM EXISTING OVERHEAD
ELECTRICAL SERVICE TO REMAIN.

4. DEMOLITION LIMITED TO AREAS NOTED ON PLAN.

5. PRIOR TO FINAL BUILDING INSPECTION, THE APPLICANT SHALL REMOVE ALL
EXISTING GRAVEL, FENCING, AND BRICK POSTS LOCATED IN THE CITY R.O.W.
AS INDICATED. THE EXISTING GRAVEL AND IMPROVEMENTS SHALL BE NOTED
AS PROPOSED FOR REMOVAL ON THE LANDSCAPE PLANS SUBMITTED TO
THE PLANNING COMMISSION FOR FINAL REVIEW.

PLANNING REVISION # 1 1/20/2021
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3/16" = 1' - 0" N
PLANNING REVISION # 1 1/20/2021
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PLANNING REVISION # 1 1/20/2021
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SHEET DATE: 

SHEET SCALE: 

EXISTING
ROOF PLAN

11-02-2020

3/16" = 1' - 0"

A6NSCALE:1 EXISTING ROOF PLAN
3/16" = 1' - 0"

PLANNING REVISION # 1 1/20/2021
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SHEET SCALE: 
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PLANNING REVISION # 1 1/20/2021

E:
\0

1_
Cu

rre
nt

_D
at

a_
fil

e\
20

16
-J

ob
s\

Ad
am

J\
01

5-
H

ei
lig

er
 u

pd
at

e\
D

ra
w

in
gs

\0
15

-H
ei

lig
er

-s
he

et
se

t_
pl

an
in

g.
dw

g,
 1

/2
2/

20
21

 1
1:

51
:3

9 
AM

, A
ut

oC
AD

 P
D

F 
(G

en
er

al
 D

oc
um

en
ta

tio
n)

.p
c3

,
AR

CH
 fu

ll 
bl

ee
d 

D
 (2

4.
00

 x
 3

6.
00

 In
ch

es
)

Attachment 9



L

E

I

C

TECTA

IHRA

DCE

NS D
J

C

O

T

IF

A

LCA

TA I
NROF

E

S

NI

ELS
MA

No. C33090
Renew 3/31/21

E

K

LE
 C

HI
FF

RE
 B

EA
C

H 
C

LU
B

N
E 

C
O

RN
ER

 O
C

EA
N

 A
N

D
 S

A
N

 A
N

TO
N

IO
 A

V
EN

UE
S

C
A

RM
EL

-B
Y-

TH
E-

SE
A

,  
C

A
LI

FO
RN

IA
  9

39
21

SHEET NAME: 

SHEET DATE: 

SHEET SCALE: 

EXISTING EAST &
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SCALE:2 EXISTING EAST ELEVATION
1/4" = 1'-0"
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MEAN RATING

1 TO< 1.5
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< 1 1.5 TO< 4.5 4 TO< 8 8 AND
LARGER

INSULATION THICKNESS REQUIRED (IN INCHES)

SPACE HEATING, HOT WATER SYSTEMS (STEAM, STEAM CONDENSATE
AND HOT WATER) AND SERVICE WATER HEATING SYSTEMS

ABOVE 350 0.32-0.34 250 4.5 5.0 5.0 5.0 5.0

251-350 0.29-0.31 200 3.0 4.0 4.5 4.5 4.5

201-250 0.27-0.30 150 2.5 2.5 2.5 3.0 3.0

141-200 0.25-0.29 125 1.5 1.5 2.0 2.0 2.0

105-140 0.22-0.28 100 1.0 1.5 1.5 1.5 1.5

SPACE COOLING SYSTEMS (CHILLED WATER, REFRIGERANT AND BRINE)

40-60 0.21-0.27 75 0.5 0.5 1.0 1.0 1.0

BELOW 40 0.20-0.26 50 1.0 1.5 1.5 1.5 1.5

FROM TABLE 120.3-A 2019 CEC

PIPE INSULATION THICKNESS TABLE

CAL GREEN FIXTURE CONNECTION TABLE

3/4"

1-1/2"

1-1/2"

1-1/2"

1-1/2"

1-1/2"

2"

2"

2"

1/2"

3/4" 3/4"

1/2"

3/4"

3/4"

3/4"

3/4"

1-1/2"2"

3" 2" 1/2"

1/2"

NA

1/2"

2

2"

1-1/2"

2"

1-1/2"

1-1/2"

1

1-1/2"

3"

21.8 
@ 80 PSI

1.2 
@ 60 PSI

1.8 
@ 60 PSI

1.8 
@ 80 PSI

4

4

GAS WATER HEATERS
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RECESSED INTERIOR ACCENT LIGHT
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LIGHTING SYSTEM KEYPAD
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PENDANT FIXTURE
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VACANCY SENSOR/DIMMER SWITCHV

8' - 0"
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CENTER LINECL
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FIBER OPTICS TO EDGE LIGHT
GLASS. ILLUMINATOR LOCATIONS

TO BE DETERMINED.

TBD LIGHT
WELL ACCENT

GENERAL LIGHTING NOTES
It is the responsibility of the Electrical Contractor to read and understand the following prior to
installation of Lighting as documented by Anna Kondolf Lighting Design on this plan:

1.   Electrical Contractor to perform the following:
      a) Examine all necessary plans and documents relating to Lighting. (i.e., architectural, mechanical, electrical,
          prior to installation of any lighting equipment) Verify all dimensions, spatial requirements, and points of
          connection to all equipment. Make all minor adjustments necessary before conflict arises.  All major
          discrepancies (requiring cost adjustments) shall be resolved in writing prior to installation.  Any questions
          regarding this plan, fixture submittals and control specifications should be directed to Anna Kondolf
          Lighting Design.
     b) Locate and install lighting equipment shown on this plan, and electrical equipment shown on the electrical
         plan.  (Receptacles, phone jacks, cable jacks, electrical panels and control systems.)
     c) Lutron Homeworks QS with Ecosystem control programming and load calculations to be performed by
          an authorized Lutron Homeworks QS third party programmer.
2.  The work computations and plan layout performed by Anna Kondolf Lighting Design are based on
architectural construction drawings provided by Adam Jeselnick, Architect.  Furniture plans have been provided
by Kristi Will Interior Design, Interior Designer.  Any luminaire locations based on furniture placement must have
furniture type, size, and location confirmed by Interior Designer prior to rough-in.
3.  Lighting Designer shall purchase no architectural lighting equipment.  Electrical Contractor or General
Contractor shall purchase all architectural lighting equipment wiring materials, misc. electrical hardware,
conduit, junction boxes, trims, reflectors, lamps, and specified luminaire fixtures.  Electrical Contractor shall
contact Lighting Designer prior to ordering LED lamps for specification of lamp type, louver, and lens on a
lamping map.  Electrical Contractor shall provide some additional LED lamps, louvers, and lenses at time
of focusing.
4.   Neither Anna Kondolf nor her agents are responsible for; lighting fixture problems or failure due to Electrical
Contractor's revision to the lighting plan without the prior consent of the Lighting Designer or improper electrical
wiring and/or fixture installation.  Any substitutions of equipment specified by Anna Kondolf Lighting Design
must be approved by Lighting Designer prior to rough-in.
5.   Electrical Contractor shall determine luminaire locations with dimensions, and alignment shown relating to
architectural elements. (For example: center line of a door, window, cabinet, or ceiling space.) Measurements
may also be confirmed by scaling from the plan (1/4" = 1'0").  Unless otherwise noted, written dimensions
indicated for luminaire locations are from the centerline of the junction box or recessed housing aperture.
Unless otherwise indicated, landscape lighting plans are not drawn to scale. Luminaire locations are general
and require Lighting Designer to visit the site and flag all luminaire locations prior to Electrical Contractor
running wire. Electrical Contractor is strongly advised to visit the job site prior to bid, to ascertain any existing
conditions or structures (in the case of a remodel), location of electrical service, landscape, and site
limitations. Electrical Contractor shall notify Lighting Designer if there are structural conflicts with any
luminaire locations.
6.   All luminaires specified by Anna Kondolf Lighting Design are pre-wired, standard, and comply with the
standards set out by Underwriters Laboratory (UL), unless otherwise noted.  All lighting equipment shall be
new, free from defects, and suitable for the intended use. Electrical Contractor shall install hardware
components and lamps suggested by the manufacturer unless otherwise noted within Lighting Designer's
fixture schedule specifications.
7.   Special code and label requirements must be brought to the attention of Anna Kondolf. All standard and
catalogued luminaires shall carry the Underwriters Laboratory label and shall be installed according to the
current standards of the National Electric Code and the Electric Code of the City of Carmel- by-the-Sea and
County of Monterey.
8.   Remote transformers shall be easily accessible with proper ventilation.  Lighting Designer to approve all
remote transformer locations prior to installation.  Indoor remote transformers shall be Class II approved
multi-tap magnetic coil type.  If noise is a consideration, use Q-Tran Quiet Transformers or similar high quality
quiet toroidal transformer.  Exterior remote transformers must be rated for outdoor use and sized 20% greater
than the luminaire wattage (load) specified.  All secondary low voltage wiring to be #10, minimum.
Electrical Contractor to wire and install per manufacturer's instructions.
9.   All fixtures/transformers/drivers/lighting controls shall be paired appropriately.  Electrical Contractor must verify
that all lighting controls, drivers and transformers are mutually compatible and will dim as specified.
10.  All lighting control locations and mounting heights shall be confirmed by Lighting Designer.  Install Controls
at or near door locations, on side opposite the door hinge.  Verify all hinge locations prior to installation of
lighting controls.  Any standard switch/dimmer box shall be mounted 48" above the finished floor to the center
of the box.  Any lighting system control (i.e. Homeworks Keypad) shall be mounted 52" above the finished floor to
the center of the box.  These heights must be confirmed with Architect and/or Client.  Any locations where keypads
are next to a standard dimmer/switch, these shall be ganged together in one box and one faceplate.
11.  All Homeworks QS Keypads shall be Lutron SeeTouch Architectural 7 button with screwless wallplates.
Engraved replacement keypad buttons shall be ordered after programming and luminaire focus has taken place.  All
standard dimmers, switches, and 3-speed fan controls, except where otherwise specified, shall be Lutron
Architectural with screwless wallplates.  All finishes/colors of luminaire fixtures and controls shall be confirmed by
Owner prior to ordering.
12.   Receptacles, phone jacks, cable jacks, etc. shall be Lutron products.  These shall also match the color of
Lutron Architectural with screwless wallplates.  Mounting height and orientation of all receptacles, phone jacks,
cable jacks, etc. shall be determined by Project Architect prior to installation.  All receptacle locations including
dedicated appliance receptacle locations shall be located and confirmed by Project Architect.  All specifications and
locations of smoke detectors, alarms, sound system, fans, etc. shall be coordinated by Project Architect or Project
Engineer.
13.  All installed luminaires shall comply with 2019 California Title 24 residential regulations.  All permanently installed
indoor luminaires must be high efficacy or have certified high efficacy JA8-2019 lamps installed .  Dimmers, vacancy
sensors and occupancy sensors configured to operate as manual on/auto off shall control all indoor luminaires.
(Exceptions include nightlights, pathlights, steplights, luminaires in closets < 70 square feet, hallways, cabinets and
drawers).  Undercabinet lighting must be switched separately from all other lighting systems.  At least one luminaire
in Bathrooms, Garages, Laundry Rooms, and Utility Rooms must be controlled by a vacancy sensor or occupancy
sensor commissioned to operate as a manual on/auto off control.   All outdoor building attached luminaires must be
high efficacy.  Outdoor LED luminaires and LED light sources installed outdoors are automatically classified as high
efficacy and are not required to comply with JA8. All outdoor building attached luminares must be controlled by one
of the following combinations and a manual on/off switch that does not override the chosen combination: 1)
Photocell and motion sensor, 2) Photocell and time switch, 3) Astronomical time clock, 4) Energy management
control system with astronomical time clock that does not allow the luminaire to be on during daylight hours.
Nightlights, steplights, pathlights and light sources integral to drawers, cabinets and linen closets rated 5 watts or
less and emit no more than 150 lumens are not required to be high-efficacy or controlled by vacancy sensors. Light
sources in drawers, cabinet and linen closets must be equipped with controls that automatically turn the light off
when the drawer, cabinet or linen closet is closed. Internally illuminated address signs shall consume no more than
5 watts of power or shall comply with nonresidential sign lighting requirements 140.8. Recessed downlights shall
NOT have screw based sockets.   Retrofit lamps installed in recessed luminares shall be certified for use in enclosed
fixtures and marked with JA8-2019-E label.  High efficacy luminaires are as defined in Table 150.0-A in the Standards.
See the California Energy Commission 2019 Residential Compliance Manual for further regulation details and
definitions (www.energy.ca.gov/title24/2019standards).
14.   Any under-cabinet luminaire shall be mounted on the base of the upper cabinet, directly behind the fascia.
The cabinet fascia shall conceal the luminaire from sight as indicated in Lighting Designer's fixture submittals.
(A fascia generally should be ~1.5" to 2" to conceal an under-cabinet luminaire.)  If a reflective material such as
marble, granite, or stainless steel is used as the counter and/or back splash, Lighting Designer must be notified.
15.   All luminaire locations shall be verified in the field by Lighting Designer prior to wiring an installation.  This
field verification includes a mock up of luminaire locations shown by the Electrical Contractor using the "string"
method.  Any location conflicts due to structural or mechanical elements shall be brought to the attention of
the Lighting Designer at this time by the Electrical Contractor or General Contractor.  Electrical Contractor
shall notify Lighting Designer if any luminaire must be moved more than 2" from the specified location.  Wall
mounted luminaire heights shall be documented by Lighting Designer or Interior Designer and field verified prior
to finishing of walls.
16.   Total ceiling plenum depth available for the recessing of luminaires (after allowances have been made for
local code requirements, and space consumed by pluming, HVAC, insulation, etc.) shall be determined by the
Project Architect, General Contractor, or Project Manager, and shall notify Lighting Designer if there are any
conflicts with fixture specifications.
17.   All luminaires that are recessed into ceilings shall be rated for zero clearance insulation contact (IC-rated).  If
spray foam insulation will be installed Electrical Contractor shall first ensure that its R-Value will not exceed the
lighting manufacturers maximum limits.  The housing of the luminaire shall be airtight construction and sealed with
a gasket or caulking between the housing and ceiling and at any air leak paths between conditioned and
unconditioned spaces.  If specifications provided  do not comply, Electrical Contractor shall notify Lighting Designer
for revised specifications.  If space within the ceiling plenum is restricted, Electrical Contractor may consult local
Building Inspector to see if smaller non-IC housing may be used.  If approved by the local Building Inspector,
Electrical Contractor shall pull insulation at least 3" away from non-IC housing, and provide heat shield and/or box
necessary.  Electrical Contractor to confirm trim specification for all recessed luminaires with Lighting Designer
prior to ordering.
18.  All exterior fixtures shall be suitable for wet or damp locations as appropriate.
19.  The following lighting equipment and layout recommendations are not the responsibility of Lighting Designer
a) Emergency Lighting; b) Elevator Lighting; c) Stove Hood Lighting; d) Exhaust Fan Specifications.
20.   Electrical Contractor shall include in the bid, time and materials for the final evening focusing session.
This time can be estimated for two Electricians on site for three hours to adjust 50 recessed fixtures.
21.   The Lighting Designer and the Client reserve the right to make minor alterations to the lighting design at
no additional cost provided the alterations are discussed with the Electrical Contractor prior to installation of
housings, j-boxes, and/or wiring affected by the alterations.
22.   All plans, specifications, renderings, designs or any other material submitted are the sole property of
Anna Kondolf Lighting Design.  Any material mentioned is restricted to the sole use of the custom lighting
design of the Ocean Club Residence, at the NE Corner of Ocean and San Antonio Avenues, Carmel-by-the-Sea, CA.
Any publications or reproductions by any method, whether whole or in part, without the express written
consent of Anna Kondolf, is strictly prohibited. ANNA KONDOLF LIGHTING DESIGN
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T:\4425 - Beach Club - NE cor Ocean & San Antonio - Carmel\SURVEY\CERTIFICATION\2022-0127 Ridge Certification.doc 

 
 
 
 
 
January 28, 2022 Job No.: 4425.00      
 
Andrew Ellis 
Groza Construction 
 
Re: Ridge Height Certification 
 Le Chiffre Beach Club 
 NE Corner Ocean & San Antonio Avenues 
 Carmel-By-The-Sea, CA 93921 

APN: 010-253-009 
   
 
Dear Mr. Ellis: 
 
On January 27, 2022, Whitson Engineers checked the height of the framing of the 
residence at the NE Corner of Ocean & San Antonio Avenues, Carmel-By-The-Sea.  
 
The survey data as follow: 
 
Point 1037 Top of a 1 ½” x 7” sill, representing lower finish floor elevation was found to 

be at an elevation of 200.59 feet. 
 
Point 1038  Top of a 2 x 4” stud, representing top of finished ceiling was found to be at 

an elevation of 219.28 feet. 
 
Point 1039  The surveyed ridge, a 2” x 12” joist, at its highest point, was found to be at 

an elevation of 223.32 feet at its highest point. 
 
Point 1040 Top plywood sheeting at top header beam was found to be at an 

elevation of 220.23 feet. 
 
Point 1041 Top plywood sheeting at top header beam was found to be at an 

elevation of 220.22 feet. 
 
 
Elevation of all points surveyed relative to the designated Site Benchmark (elevation 
200.93 feet, assumed datum, (tied by Whitson Engineers at Point #206) as shown on 
Sheet C1.1 of the Civil plans dated May 17, 2021. 
  
 
Sincerely, 

 
Richard Weber PE, LS 
LS 8002 
Principal 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

March  9, 2022
ADJOURNMENT

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

 

APPROVED
BY:

 

SUBJECT: LATE CORRESPONDENCE  

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:
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Attachment 1 - Quinn letter regarding DS 20-323 (LeChiffre Holdings, LLC) dated March 4, 2022
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March 4, 2022 

VIA E-MAIL DELIVERY 

Carmel Planning Commission 
c/o City Community Development Department 
City Hall 
Carmel-by-the-Sea 
 

Re: NEC Ocean & San Antonio 
Modification to DS 20-232; Planning Commission Resolution 2021-009 
March 9, 2022 Planning Commission Meeting  

Dear Members of the Planning Commission: 

We represent Hataitip Rangthong, an adjacent property owner to the property at 
the northeast corner of Ocean and San Antonio in Carmel-by-the-Sea (“Property”).   

 
We ask the Commission enforce its February 10, 2021 approval of the   

remodeling project at the Property DS-20-232 (“Project”), and deny Applicant Le 
Chiffre Holdings LLC’s request for an “after-the-fact” modification to the project to 
increase in plate height in violation the Planning Commission’s Resolution 2021-009 
Condition 33.  This letter is drafted without an opportunity to review the City’s 
recommendation or staff report. 

 
Over the past year, the Applicant has repeatedly ignored the Planning 

Commission’s approved plans, and proceeded to demolish and construct the remodel 
contrary to the imposed conditions.  The Applicant is now asking for permission after-
the-fact. 

 
The City of Carmel (“City”) should not reward non-compliance by applicants 

who build contrary to their approved plans and then come back and ask for forgiveness 
– even if a prominent property (and especially because it is a prominent property).   
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As a result of the Applicant’s pattern of non-compliance, we respectfully request 
that the Planning Commission: 
 

 Deny the Applicant’s “after-the-fact” request to increase the plate height 
of the structure in excess of the 19’ limit that was expressly set forth in 
the Project Condition of Approval No. 33; and 

 
 Rescind administrative approval of the garage demolition permit and 

rebuild expansion, and require the Applicant to rebuild the 
nonconforming garage under the current City Code, limiting it to a one-
car garage.  In addition, a Coastal Development Permit is required.  

 
The Commission’s Resolution of Approval describes the Project as “minor 

alterations” and City Staff determined the Project was exempt from the California 
Environmental Quality Act (“CEQA”) pursuant to Section 15301 – Existing Facilities 
as the alterations involved “negligible or no expansion of the existing or former use.”  
This determination is important as the Applicant has now expanded the former use, in 
violation of the Planning Commission approval, by increasing the plate height over the 
19’ limit, as well as demolishing the garage, moving its location, and increasing its 
footprint.  

 
The Applicant must conform to the Planning Commission’s approved plans, the 

Carmel Municipal Code (“CMC”), and City rules.   
 

1. Roof Ridge and Plate Height Both Exceed Planning Commission Approval 
 
This Project application was presented to the Commission in February 2021 as a 

“combined Concept and Final Design Study and associated Coastal Development 
Permit” for alterations to the Property.  This was unusual, as noted by the 
Commissioners, given the prior Design Study and building permit had expired prior to 
Applicant’s purchase of the Property in 2020.  The prior structure had been destroyed in 
2017.1 

 
During the presentation, City staff stated that the existing roof ridge height and 

plate height were nonconforming and could not be raised.  Staff stated, 
 

“The staff report identifies it as 18’6” but the current condition is actually 
19’.  So as an existing nonconformity, it cannot be increased.  So a special 
condition has been included in the project and it is also revised to reflect 
that the existing plate height is 19’ and cannot be increased.” (Hearing, 
1:35:30.) 

                                                 
1 Demolition of the structure in 2017 constituted an abandonment of use.  CMC Sections 17.36.040 E., 
Destruction and Reconstruction of Nonconforming Buildings, and 7.36.060, Abandonment of Use. 
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This was not a minor issue; in fact, the plate and ridge height, and pitch of the 

roof were discussed extensively.  As a result, the Commission’s approval contained 
Condition of Approval No. 33, which limited the plate height to 19’ (existing 
conditions).  The roof pitch was also to be reduced to 4:12 along the west-facing portion 
of the Property.   

 
Condition 33 provides:  “West Elevation.  The plate height on the west 

elevation is nonconforming at 19’ and shall not be increased.”   
(See the Feb. 10, 2021 Planning Commission Resolution Exhibit A, page 8.) 

 
In July 2021, the Applicant submitted erroneous plans for its building permit, 

ignoring the Planning Commission’s approval, with both the roof ridge height and plate 
height considerably higher than approved by the Planning Commission, and began 
constructing the Project in excess of the Commission’s approval.  

 
On this submittal, the roof ridge was erroneously shown at elevation 224.65, 

when the Applicant was required to maintain existing elevation 223.29.  In addition, the 
plate height was erroneously shown at 19’9” when the Applicant was required to limit 
the plate height to 19’. (See Exhibit B). Condition No. 33 limiting the plate height to 
19’ as was clearly noted on the face of Plan Notes. (See Sheet Exhibit C.)   

 
 Ms. Rangthong immediately brought these issues to the attention of City staff in 

October 2021, when the initial roof framing went up.  She did so in an effort to have the 
matter resolved early - before construction progressed.  Yet, the Applicant continued 
construction despite her concerns.  In fact, the Applicant has been fully aware of its 
nonconformance with the Project approval, and has continued to build and order 
materials at its own risk.   

 
After Ms. Rangthong’s repeated concerns were confirmed by a surveyor (See 

Whitson Engineers 10/18/21 letter, Exhibit D), City staff finally agreed the roof ridge 
height at elevation 224.65 was approximately 1’4” too high over the approved elevation 
223.29 (and without installation of the finished roof materials).  The plate height was 
also too high.  Nonetheless, Applicant continued construction of the Project.   

 
In December 2021, the Applicant submitted a set of revised plans for the 

increased roof ridge height, and the increased plate height, but the plans were placed on 
hold.   Ultimately, it took another two months before the Applicant finally agreed to 
lower the roof ridge height to elevation 223.29 to conform to the Commission approval.    

 
Unfortunately, the Applicant did nothing to address the increased plate height, 

which it was aware had also been raised by Ms. Rangthong as violating the Planning 
Commission’s approval and specifically Condition No. 33.  The Applicant’s work on 
the Project continued despite its knowledge of the nonconformity.  In fact, it was 
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another three months and many more requests to the City before staff had the erroneous 
plate height confirmed by a licensed surveyor.   

 
On January 28, 2022, Whitson Engineers confirmed the plate height was indeed, 

too high.  (See Whitson Engineers Report dated 1/28/22, Exhibit E.)  While City staff 
originally calculated the plate height at just 3” over the 19’ height limit, this calculation 
was in error, as it utilized the Project benchmark, rather than the actual finished floor 
level.  

 
Under the City’s own rules, the plate height is to be measured from the finished 

grade, i.e., at the “concrete slab lower” elevation 200.371 (See Whitson Point 1025, 
October 18, 2021 Report, Exhibit D) and then measured to Whitson’s elevation of 
220.23 “top of header beam.” (See Whitson Points 1040 & 1041, January 28, 2022 
Report, Exhibit E.)    

 
Attached, as Exhibit F, is a Plate Height Calculation Worksheet that shows the 

existing plate height based on the two separate in-field survey certifications by Whitson 
Engineers, as well as the revised plans submitted by the Applicant for Planning 
Commission review.  The Worksheet demonstrates that the current plate height, as built, 
is more than 10” too high.   

 
Upon receipt of the 1/28/22 Whitson Report, we verified these calculations with 

City staff, showing that the “as-built” plate height was more than 10” higher than 
approved, yet Project construction continued.   

 
Per its revised plans, the Applicant is now asking the Planning Commission, 

after-the-fact, to approve its plate height at 19’9”, and expand the nonconforming 
structure.  (See revised plan Sheet A3.3, Exhibit G, plate height at 19’9’ [elevation 
220.00 at top of new plate, subtract elevation 200.22 at finished floor =19.78’ high = 
19’-9.4” = Plate Height over 9 inches higher than 19’].) 

 
It is indisputable from our calculations, based on Whitson’s certifications, and 

the Applicant’s own plans, that the plate height is at least 9 to 10 inches higher than the 
Planning Commission approved.  This violates the Commission’s express Condition 
No. 33 plate height limit, and violates the CMC regarding expansion of nonconforming 
structures.  (CMC Sec. 17.36.030 B.2)   

 
In addition, “[n]o 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.” 

                                                 
2 CMC Section 17.36.030, Alterations and Enlargements of Nonconforming Buildings and Structures, 
Subsection B provides “[a]lterations, repairs or remodeling that enlarge, extend or increase a 
nonconforming feature of a building shall be prohibited . . .:” (emphasis added). 
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(CMC Section 17.10.010 K.)  Nor should a variance be granted. (CMC Section 
17.64.210 C and F.) 

 
The 10” plate height difference is significant, as it impacts the approved pitch 

for the roof, and blocks Ms. Rangthong’s sand and whitewater view. (See Photos of 
plate height and view differences, Exhibit H.) 

 
We ask the Commission to order the Applicant to reduce the plate height to 19’ 

with a finished elevation of 219.22’ to comply with Condition No. 33.  To do otherwise 
is to violate the City’s own approval, Municipal Code, and rules, and create issues of 
inequity and fairness regarding project approvals.  The Applicant submitted its 
erroneous plans just one month after the Planning Commission meeting at which the 
plate height had been expressly limited to 19’, moved ahead anyway, and is now asking 
for forgiveness.   

 
Ms. Rangthong has been pleading with the City since October 2021 to bring the 

construction into compliance with the Planning Commission approval, and to have the 
plate height reduced before construction progressed.  Attached as Exhibit I is a timeline 
of Rangthong’s correspondence with the City over the past six months raising the issues 
regarding nonconforming ridge and plate height, and demolition and expansion of a 
nonconforming structure.  Included with our letter is a separate Attachment 1, with the 
correspondence with the City.   

 
2. Garage Demolished, Moved, and Enlarged Contrary to Approval; 

Coastal Development Permit Required 
 
The Applicant’s pattern of noncompliance with the City’s approval continues in 

other areas of the Project.  The initial Project submittal in February 2021 describes the 
remodel as “minor.”   The February 10, 2021 staff report provides: 
 

“The proposed development is a remodel of an existing single-family residence 
and alterations to an existing detached garage . . . Retaining the garage in its 
current location reduces the amount of paved surface needed for the driveway. 
Additionally, changing the roof form from gabled to flat reinforces the garage 
as subordinate to the residence. With the application of conditions, the project 
meets the objectives of parking and access.”  
(See 2/10/2021 Staff Report w/o attachments, Exhibit J page 3.) 

 
The 2/10/2021 Staff Report also includes photographs of the staked garage, 

with no indication that the garage would be demolished, moved to a new location 
and expanded; in fact, it was represented that only the siding would be replaced.  
(See Garage photos Attachment 2 to Staff Report, Exhibit K.)  At the Planning 
Commission hearing, Staff stated,  
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“The existing condition is a two-car garage in the front setback.  . . . The 
Applicant is proposing to replace the roof and install a flat roof.  Because 
the garage is in the front setback, it is legal nonconforming.  The zoning 
code currently only allows single car garages to be in the front setback. So 
the existing garage will be retained and just the roof form will be modified 
and the exterior . . . brick will be replaced with the stone veneer.”   
(Hearing, c. 1:35:30.) 
 
Nevertheless, the Applicant demolished the entire nonconforming garage in May 

2021, moved the location, enlarged the structure, poured the new and larger foundation, 
and completed the expanded garage framing without City approval or a City permit.  
(See garage relocated foundation and framing and photograph, Exhibit L).  An 
administrative permit for the garage demolition and complete rebuild was not issued by 
City staff until nearly one year later - February 2022.    

 
The City’s Municipal Code requires demolition of nonconforming buildings to 

conform to current Code requirements.  (CMC Section 17.36.040 D.3)  Therefore, the 
Applicant must rebuild the garage under the current CMC, limiting it to a one-car 
garage.  The Applicant cannot simply relocate and expand the garage.  In addition, 
given the demolition and location, a Coastal Development Permit is now required.  
(CMC Section17.30.010.4)   

 
Again, the Applicant has acted in contravention to the Commission approval.  

The legal nonconforming garage was not retained; rather, it was completely demolished 
without permission.   

 
3. Action Required 
 

We respectfully request the Commission deny the Applicant’s after-the-fact 
request to increase the plate height of the structure in excess of the 19’ plate height limit 
expressly set forth in the Planning Commissions Project Condition of Approval No. 33, 
and lower the plate height to elevation of 219.22’ to comply with Condition No. 33.   

 
We also request the Commission require the Applicant to rebuild the legal 

nonconforming garage under the current CMC, limiting it to a one-car garage.  In 
addition, a Coastal Development Permit is required.  

 

                                                 
3 CMC Section 17.36.040, Destruction and Reconstruction of Nonconforming Buildings, Subsection D, 
provides, “[t]he demolition of any nonconforming building or structure shall require that all new 
construction on the site meet all requirements for new buildings and structures.” 
 
4 CMC Section 17.30.010, Demolition or Rebuilding of Buildings, provides, “. . . [t]he demolition or 
relocation of any structure shall require a coastal development permit.” 
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In fairness and equitable application of the regulations, regardless of the 
prominence of the Project, the Applicant must be required to comply with the Planning 
Commission approval, the CMC and other City rules.  To do otherwise sets precedent 
that rules apply to some, but not others, and that rules may be circumvented by simply 
proceeding with construction and requesting permission after-the-fact. 

 
Sincerely, 

NOLAND, HAMERLY, ETIENNE & HOSS 
A Professional Corporation  

Heidi A. Quinn 

Heidi A. Quinn 

 

Enclosures:   Exhibits A - L 

Separate Attachment 1: – Rangthong Correspondence with City   
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DocuSign Envelope ID: 40CFE2D8-2800-4B69-8FC7-FEFBB9D69457

Resolution No. 2021-009-PC

Page 8 of 9

BMP Tracking Form. A completed BMP Tracking form will need to be submitted

with the Building Permit Application.

25. V

Semi-Permeable Surfaces. Provide cross-section details for semi-permeable

surfaces.

26.

Erosion and Sediment Control Plan. Provide an erosion and sediment control

plan that includes locations and installation details for erosion and sediment

control BMPs, material staging areas, and stabilized access with Building Permit

application.

27. y

SPECIAL CONDITIONS

Tree Planting Required. The applicant shall plant two upper canopy and two

lower canopy trees on the property. The location and species shall be

determined in consultation with the City Forester and Planning Staff and shall

be installed prior to final inspection.

29. V

Right-of-Way Encroachments. All right-of-way encroachments, including but

not limited to, boulders located north of the driveway, and all gravel, shall be

removed prior to final inspection. The asphalt pathway to the south of the

property shall remain.

30. y

31. Concrete Driveway. The concrete driveway located in the public right-of-way

shall be removed and replaced with gray concrete pavers as presented to the

Planning Commission on February 10, 2021. a material consistent with the

Residential Design Guidelines, Public Way Design Guidelines and/or Carmol

Municipal Code.

y

Right-of-Way Planting. The applicant shall submit a planting layout and plant

palette for the right-of-way along San Antonio as part of the final landscape

plan submittal.

32. y

33. West Elevation. The plate height on the west elevation is nonconforming at 19'

18' 6" and shall not be increased.

y

Metal Roof. The applicant shall submit a metal roof sample to be reviewed and

approved by staff. The roof material shall have a matte finish (low sheen).

34. y

"•"Acknowledgement and acceptance of conditions of approval.

Matthew Burns, Authorized Signatory for

Circle Three Management LLC,

Manager of Le Chiffre Holdings LLC

Printed Name

DocuSign«d by:

,-5I 3/1/2021 | 10:17 AM PST

Property Owner Signature Date

Once signed, please email to mwaffle(5)ci. carmet. ca. us.

PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-

SEA this 10th day of February, 2021 by the following vote:
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A

GENERAL NOTES CITY CONDITIONS OF APPROVAL

VERIFY ALL EXISTING DIMENSIONS AND CONDITIONS AT THE SITE; CONFIRM ANY

VARIATIONS OR CONFLICTING OR MISSING DIMENSIONS OR DATA PRIOR TO

COMMENCING WORK. USE WRITTEN DIMENSIONS ONLY; DO NOT SCALE DRAWINGS FOR

THE PURPOSE OF DETERMINING A DIMENSION DURING CONSTRUCTION. CONDITIONS OF APPROVAL

No. 26.

2. CONSTRUCTION DETAILS: NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT Z
27.

14.

29.

30.

31. z

THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY ON THE JOB SITE AND

MUST ADHERE TO ALL FEDERAL, STATE LOCAL AND O.S.H.A. SAFETY REGULATIONS. oo

LU

34. z

18.

REMOVED FROM THE PREMISES.

CO19.

o
NAILING TO BE IN COMPLIANCE WITH CBC TABLE 2304.S.1 U.O.N.

Oncesigned, D/ease email to mwaffle(S>a.carmel.ca.us.

(JNO EXISTING FIRE SUPPRESSION SYSTEM. NEW FIRE SPRINKLERS TO BE INSTALLED.

DEFERRED SUBMITTAL AND UNDER SEPARATE PERMIT.

Zi
8. PV PHOTOVOLTAIC SYSTEM PROPOSED FOR ROOFTOP INSTALLATION. DEFERRED z

SUBMITTAL AND UNDER SEPARATE PERMIT.
uAYES: Commission Members: Bolton, Delves, Lehman, Locke, LePage

20.
Commission Members: None

NOES:

ABSENT: Commission Members: None

/ABSTAIN:Conw'4ssion Members: None

z
APPROVED: ATTEST:

LU

u

23.

10.
SHEET NAME:

24.

SHEET DATE:

3-12-2021
SHEET SCALE:

as noted

AO.2
Reviewed for Code Compliance

JUL 09 2021

CSG CONSULTANTS, INC.

AREVISION 5/7/2021 PLAN CHECK SUBMITTAL

Vargi Peroll

Planning Commission Secretary

Q
Z

Z

z

TO CONFORM TO SIMILAR CONSTRUCTION, IN ACCORDANCE WITH THE BEST COMMON

PRACTICE AND/OR MANUFACTURER'S SPECIFICATIONS FOR THE INSTALLATION OF THEIR

MATERIALS OR ITEMS.

ALL CONSTRUCTION (MATERIALS, WORKMANSHIP & METHODS) SHALL COMPLY WITH TITLE

24 AND THE 2019 CALIFORNIA RESIDENTIAL CODE (CBC) AND APPENDICES H, I, AND J;

CALIFORNIA EXISTING BUILDING CODE, CALIFORNIA PLUMBING CODE (CPC),

CALIFORNIA MECHANICAL CODE (CMC), CALIFORNIA ELECTRICAL CODE (CEC),

CALIFORNIA MECHANICAL CODE, CALIFORNIA ENERGY CODE, FIRE CODE (SEE CMC

TITLE 8), AND 2013 CALIFORNIA GREEN BUILDING STANDARDS CODE; AND ALL LOCAL

AMENDMENTS AS ADOPTED BY CITY ORDINANCE.

DEMOLITION: CONFIRM ALL DEMOLITION REQUIREMENTS WITH THE OWNER. VERIFY WITH

OWNER WHICH ITEMS, IF ANY, HE/SHE WISHES TO RETAIN FOR HIS/HER USE. ALL OTHER

ITEMS TO BECOME PROPERTY OF THE CONTRACTOR AND ARE TO BE PROPERLY

CONDITIONS OF

APPROVAL

Resolution No. 2021-009-PC

• The footing locations for conformance with the approved plans prior to

footing/foundation inspection;

• The roof height for conformance with the approved plans prior to roof

sheathing inspection.

g to the Community Planning

aproved project plans prior to

Resolution No. 2021-009-PC

Page 6 of 9

cavation shall immediately

te, and the applicant shall

Resolution No. 2021-009-PC

Page 8 of 9

ED AND ADOPTED BY THE PLANNING COMMISSION OF THE QTY OF CARMEL-BY-THE-

' day of February, 2021 by the following vote:

ON
CN

CO
CN

Resolution No. 2021-009-PC

Resolution No. 2021-009-PC

as to origin and

(PRC) Section

Resolution No. 2021-009-PC

z

O

o

LU

Qi
u_

u_

(J

<

o
<
LU

CQ

O

DZ

z
oz

o
u

<
z
DZ

o

u
o

o
LU

5
DZ

LU

GO
LU

oo

z

Archaeological P

prepared by a qu

of the State Offic

permit. The applicant shall adhere to any recommendations set forth in the

archaeological report. All new construction involving excavation shall

| immediately cease if materials of archaeological significance are discovered on

BMP Tracking Form. A completed BMP Tracking form will need to be submitted

with the Building Permit Application.

Semi-Permeable Surfaces. Provide cross-section details for semi-permeable

surfaces.

Erosion and Sediment Control Plan. Provide an erosion and sediment control

plan that includes locations and installation details for erosion and sediment

control BMPs, material staging areas, and stabilized access with Building Permit

appliedliun.

	 Standard Conditions

Authorization. This approval of Design Study (DS 20-323. Le Chiffre Holdings.

LLC) authorizes alterations to an existing single family residence and detached

garage located at the northeast corner of Ocean Avenue and San Antonio

Avenue in the R-l Single Family Residential District as depicted in the plans

prepared by Adam Jeselnick Architect stamped approved and on file in

Community Planning & Building Department unless modified by the conditions

of approval contained herein.

Codesand Ordinances. The project shall be constructed in conformance with all

requirements ofthe R-l zoning district. All adopted building and fire codes shall

be adhered to in preparing the working drawings. If any codes or ordinances

require design elements to be changed, or if any other changes are requested

at the time such plans are submitted, such changes may require additional

environmental review and subsequent approval by the Planning Commission.

Permit Validity. This approval shall be valid for a period of one year from the

date ofaction unless an active building permit has been issued and maintained

for the proposed construction.

Landscape Plan. All new landscaping, if proposed, shall be shown on a landscape

plan and shall be submitted to the Department of Community Planning and

Building and to the City Forester prior to the issuance of a building permit. The

landscape plan will be reviewed for compliance with the landscaping standards

contained in the Zoning Code, including the following requirements: 1) all new

landscaping shall be 75% drought-tolerant; 2) landscaped areas shall be

irrigated by a drip/sprinkler system set on a timer; and 3) the project shall meet

the City's recommended tree density standards, unless otherwise approved by

the City based on-site conditions. The landscaping plan shall show where new

trees will be planted when new trees are required to be planted by the Forest

and Beach Commission or the Planning Commission.

Tree Removal. Trees on the site shall only be removed upon the approval of the

City Forester or Forest and Beach Commission, as appropriate; all remaining

trees shall be protected during construction by methods approved by the City

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

	 SPECIAL CONDITIONS

Tree Planting Required. The applicant shall plant two upper canopy and two

lower canopy trees on the property. The location and species shall be

determined in consultation with the City Forester and Planning Staff and shall

be installed prior to final inspection.

Right-of-Way Encroachments. All right-of-way encroachments, including but

not limited to, boulders located north of the driveway, and all gravel, shall be

removed prior to final inspection. The asphalt pathway to the south of the

property shall remain.

Concrete Driveway. The concrete driveway located in the public right-of-way

shall be removed and replaced with gray concrete pavers as presented to the

Planning Commission on February 10. 2021. a material consistent with tho

y Planting. The applicant shall submit a planting layout and plant

the right-of-way along San Antonio as part of the final landscape

family residence located at the northeast cornerof San Antonio and Ocean Avenue (APN 010-253-

009), subject to the following Conditions of Approval:

PASSEC

SEA this 10th d;

•Acknowledgement and acceptance of conditions of approval.

,— Matthew Bums, Authorized Signatory for

# u i A Circle Three Management LLC,
 _ Manager of Le Chiffre Holdings LLC

Property Owner Signature Printed Name

Michael L^gSge
Chair

Right-of-Way

palette for thi

plan submittal.

West Elevation. The plate height on the west elevation is nonconforming at 19'

L8'-6" and shall not be increased.

Metal Roof. The applicant shall submit a metal roof sample to be reviewed and

approved by staff. The roof material shall have a matte finish (low sheen).

authorize the roots to be cut. If roots larger than two inches (2”) in diameter

are cut without prior City Forester approval or any significant tree is

endangered as a result of construction activity, the building permit will be

suspended and all work stopped until an investigation by the City Forester has

been completed. Twelve inches (12") of mulch shall be evenly spread inside the

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

Water Use. Approval of this application does not permit an increase in water

USB Uli mu piujuu SIU! WIUIOUl aoequats supply. SMuld 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

Commissior.

Modifications. The applicant shall submit in writing 1

and Building staff any proposed changes to the appi
incorporating changes. If the applicant changes the project without first

obtaining City approval, the applicant will be required to either: a) submit the

change in writing and cease all work on the project until either the Planning

Commission or staff has approved the change; or b) eliminate the change and

submit the proposed change in writing for review. The project will be reviewed

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

Setback and Height Certifications. A State licensed surveyor shall survey and

certify the following in writing:

12
Q H

ngsLLC 3/1/2021 I 10:17 AM PST
Date

the site and shall not be permitted to recommence until a mitigation and

monitoring plan is approved by the Planning Commission.

Cultural Resources. All new construction involving exca

cease if cultural resources are discovered on the site.

notify the Community Planning and Building Department within 24 hours. Work

shall not be permitted to recommence until such resources are properly

evaluated for significance by a qualified archaeologist. If the resources are

detei milieu lu bn slglllfiuilt, pilUI IU iBSUmptlOn 8T W8fk, J Mlti^tion and

monitoring plan shall be prepared by a qualified archaeologist and reviewed

and approved by the Community Planning and Building Director. In addition, if

human remains are unearthed during excavation, no further disturbance shall

occur until the County Coroner has made the necessary findings as

distribution pursuant to California Public Resources Code (F

5097.98.

Truck Haul Route. Prior to Building Permit issuance, the applicant shall provide

for City (Community Planning and Building Director in consultation with the

Public Services and Public Safety Departments) review and approval, a truck

haul route and any necessary temporary traffic control measures for the

grading activities. The applicant shall be responsible for ensuring adherence to

the truck-haul route and implementation of any required traffic control

measures.

USA North 811. Prior to any excavation or digging, the applicant shall contact
the appropriate regional notification center (USA North 811) at least two

working days, but not more than 14 calendar days, prior to commencing that

excavation or digging. No digging or excavation is authorized to occur on site

until the applicant has obtained a Ticket Number and all utility members have

positively responded to the dig request. (Visit USANorth811.org for more

information)

Conditions of Approval. All conditions of approval for the Planning permit(s)

shall be printed on a full-size sheet and included with the construction plan set

submitted to the Building Safety Division.

	 ENVIRONMENTAL COMPUANCE CONDITIONS

Drainage Plan. Provide a drainage plan that meets the requirements of the City's

drainage guidance, SOG 17-07. At a minimum, new and replaced impervious

area drainage must be dispersed around the site rather than focused into one

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

must be located at least 6 feet from neighboring properties. The drainage plan

shall include information on drainage from new impervious areas and semi-

pervious areas.

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

provided to the building inspector at the time of the specified inspections.

Exterior Lighting. Exterior lighting shall be limited to 25 watts or less

(incandescent equivalent, i.e., 375 lumens) per fixture and shall be no higher

than 10 feet above the ground. Landscape lighting shall not exceed 18 inches

above the ground nor more than 15 watts (incandescent equivalent, i.e. 225

lumens) per fixture and shall be spaced no closer than 10 feet apart. Landscape

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

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

the subject property. All fixtures shall be shielded and down facing. The

manufacturer's specifications, including illumination information, for each

exterior light fixture shall be included in the construction drawings submitted

with the building permit application.

. Stone Facades (including chimneys). Stone facades shall be installed in a broken

course/random or similar masonry pattern. Setting the stones vertically on their

face in a cobweb pattern shall not be permitted. All stonework shall be wrapped

around building corners and terminated at an inside corner or a logical stopping

point that provides a finished appearance. Termination of stonework shall be

subject to review and approval by the Community Planning & Building Director

or his/her designee. The masonry patter shall be clearly identified in the

_ construction drawings submitted with the building permit application.

. Indemnification. The applicant agrees, at his or her sole expense, to defend,

indemnify, and hold harmless the City, its public officials, officers, employees,

and assigns, from any liability; and shall reimburse the City for any expense

incurred, resulting from, or in connection with any project approvals. This

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

void, or annul any project approval. The City shall promptly notify the applicant

of any legal proceeding, and shall cooperate fully in the defense. The City may,

at its sole discretion, participate in any such legal action, but participation shall

not relieve the applicant of any obligation under this condition. Should any

parly bring any legal action in connection with this project, the Superior Court

of the County of Monterey, California, shall be the situs and have jurisdiction

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

Driveway. Except as otherwise provided for in these conditions, the driveway

material shall extend beyond the property line into the public right of way as

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

the street edge may be required by the Superintendent of Streets or the

Building Official, depending on site conditions, to accommodate the drainage

flow line of the street. The driveway material and asphalt connection shall be

clearly identified on the construction drawings submitted with the building

permit application. If a driveway is proposed to be sand set a dimensioned

construction detail showing the base material shall be included in the

construction drawings.

Hazardous Materials Waste Survey. A hazardous materials waste survey shall be

required in conformance with the Monterey Bay Unified Air Pollution Control

District prior to issuance of a demolition permit.

Report. An archaeological reconnaissance report shall be

qualified archaeologist or other person(s) meeting the standards

fice of Historic Preservation prior to approval of a final building
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October 18,2021 Job No.: 4425.00

Re:

Dear Mr. Ellis:

Sincerely,

W:\Monterey Projects\4425 - Beach Club - NE cor Ocean 8. San Antonio - Carmel\OUTGOING\2021-1019 Elev Data for Groza\4425.00 Ridge Certification.doc

Andrew Ellis

Groza Construction

GvH Engineering + L^nd Surveying

6 Harris Court, Monterey, CA 93940 | 831.649.5225

whitsonengineers.com

Ridge Height Certification

Le Chiffre Beach Club

NE Corner Ocean & San Antonio Avenues

Carmel-By-The-Sea, CA 93921

APN: 010-253-009

Richard Weber PE, LS

LS 8002

Principal

Whitson
ENGINEERS

On October 18, 2021 Whitson Engineers checked the height of the ridge of the

residence at the NE Corner of Ocean & San Antonio Avenues, Carmel-By-The-Sea. The
surveyed ridge, at its highest point, was found to be at an elevation of 224.63 feet
(point # 1019), relative to the designated Site Benchmark (elevation 200.93 feet,

assumed datum, (tied by Whitson Engineers at Point #206) as shown on Sheet Cl .1 of
the Civil plans dated May 1 7, 2021 .

L JVk No. 8002 J
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N. E.PT. NO.

206

1019

1020

1021

1022

1023

1024

1025

1026

1027

2098338.687

2098396.427

2098370.763

2098375.57

2098408.136

2098393.414

2098400.712

2098407.961

2098398.22

2098396.227

5701901.673

5701964.755

5701967.14

5701981.594

5701971.975

5701972.802

5701959.938

5701957.144

5701956.637

5701956.644

ELEV. DESC.

200.93 CP FD MAG NAIL SITE BENCHMARK

224.629 RIDGE

222.124 RIDGE 1

223.402 RIDGE 2

223.027 RIDGE 3

221.775 RIDGE 4.7 HIGHER

210.463 SUBFLOOR

200.371 CONC SLAB LOWER

220.209 TOP PLATE BEAM *P

220.811 TOP STEEL BEAM ON PLATE WOOD
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T:\4425 - Beach Club - NE cor Ocean & San Antonio - Carmel\SURVEY\CERTIFICATION\2022-0127 Ridge Certification.doc 

January 28, 2022 Job No.: 4425.00 

Andrew Ellis 
Groza Construction 

Re: Ridge Height Certification 
Le Chiffre Beach Club 
NE Corner Ocean & San Antonio Avenues 
Carmel-By-The-Sea, CA 93921 
APN: 010-253-009 

Dear Mr. Ellis: 

On January 27, 2022, Whitson Engineers checked the height of the framing of the 
residence at the NE Corner of Ocean & San Antonio Avenues, Carmel-By-The-Sea. 

The survey data as follow: 

Point 1037 Top of a 1 ½” x 7” sill, representing lower finish floor elevation was found to 
be at an elevation of 200.59 feet. 

Point 1038 Top of a 2 x 4” stud, representing top of finished ceiling was found to be at 
an elevation of 219.28 feet. 

Point 1039 The surveyed ridge, a 2” x 12” joist, at its highest point, was found to be at 
an elevation of 223.32 feet at its highest point. 

Point 1040 Top plywood sheeting at top header beam was found to be at an 
elevation of 220.23 feet. 

Point 1041 Top plywood sheeting at top header beam was found to be at an 
elevation of 220.22 feet. 

Elevation of all points surveyed relative to the designated Site Benchmark (elevation 
200.93 feet, assumed datum, (tied by Whitson Engineers at Point #206) as shown on 
Sheet C1.1 of the Civil plans dated May 17, 2021. 

Sincerely, 

Richard Weber PE, LS 
LS 8002 
Principal 
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30637\000\1539017.1:3322

Plate Height Calculations Worksheet 

10/18/21 Whitson Certification   
Plate Height 10 inches higher than 19’ 

220.209 – Points 1026 & 1027 – Top of Plate wood 
200.371 – Point 1025 – Concrete Slab  
19.84’ = 19’-10.1” = Plate Height 10 inches higher than 19’ 

1/28/22 Whitson Certification   
Plate Height nearly 8 inches higher than 19’ 

220.23 – Points 1040 & 1041- Top of Sheeting at Top Header 
200.59  – Point 1037 – Lower Finished Floor   
19.64’ = 19’-7.7” = Plate Height nearly 8 inches higher than 19’ 

Whitson Top of Header (1/28/22) with Whitson Concrete Slab (10/18/21) 
Plate Height over 10 inches higher than 19’ 

220.23 – Points 1040 & 1041 – Top of Sheeting at Top of Header 
200.371 – Point 1025 – Concrete Slab  
19.86’ = 19’-10.3” = Plate Height over 10 inches higher than 19’ 

Applicant Plans (Sheet A3.3 ) Submitted for PC meeting 
Plate Height over 9 inches higher than 19’ 

220.00 – Top of New Plate  
200.22  – Finished Floor   
19.78’ = 19’-9.4” = Plate Height over 9 inches higher than 19’ 

Plate height must be reduced to elevation 219.22 feet 
conform to required 19’ plate height  
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220.0 - 200.22 = 19.78
= 19' ft / 9.4" inches
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30637\000\1539459.2: 3422

TIMELINE  
RANGTHONG COMMUNICATIONS WITH THE CITY 

• October 13, 2021
o Quinn (NHEH) Email to City stating Quinn wants to meet with City staff to

review approved  plans and any approved modifications

• October 14, 2021
o Quinn requests City issue a stop work notice
o Swanson email to Quinn stating City does not have substantial evidence to

support a stop work order
o Quinn requests City confirm the approved plate height, height to the peak of the

roof, and approved roof pitch.
o Swanson responds confirming project must conform to plans approved and City

will ask for a height verification to be completed by a licensed professional.

• October 21, 2021
o Quinn email to City asking about a timeline for the survey to confirm heights
o Quinn requests meeting with Waffle

• October 25, 2021
o Quinn letter to City stating concerns about the height of the roof and ridge line

under construction, the City’s failure to send documents, and requesting that work
on the roof be stopped.

o Quinn email to Swanson requesting documents (the following documents were
requested: affidavit of story pole certification, roof ridge certification, final
planning commission resolution from 2/10/21, and the approved plans)

• October 27, 2021
o Frank Lucido (Rangthong surveyor) email to City requesting a copy of the Ridge

Height Letter prepared by Whitson Engineers.
o City sends letter Whitson Oct. 18 2021 certification letter to Lucido who provides

to Rangthong
o Lucido memo to City stating discrepancies between the roof ridge height

mentioned in the Whitson 10.18.21 letter and the height mentioned on the plans

• October 28, 2021
o Quinn letter to City stating the ridge height is in excess of the approved plans, and

requesting the City issue a stop work notice.
o Swanson email to Quinn stating City is in contact with the contractor and

discussing potential discrepancies in the ridge height.

• Oct. 29, 2021
o Swanson sends a copy of the final plans referenced in the Whitson Oct. 18 Letter
o Quinn requests construction stop work as plans don’t align with plans approved

by Planning Commission

EXHIBIT I
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30637\000\1539459.2: 3422

• November 1, 2021
o Quinn memo to Swanson following up on Oct 29 email, and requesting Sheet

C1.1 and a copy of the topographic Site Survey for the project
o Quinn and Swanson have telephone call
o Swanson e-mail to Quinn - will not place a stop work order on project; City has

asked contractor to not perform any more work on the subject portion of the house
while a solution is worked out. Working with staff to get you the requested
additional materials

• November 12, 2021
o Quinn has telephone call with Swanson

• November 18, 2021
o Quinn requests City keep Quinn (NHEH) informed of any submittals, applications

or activity on the property

• December 6, 2021
o Quinn email to Swanson stating applicant is continuing construction on western

elevation, and asking if the City has confirmed compliance with Condition No. 33
regarding restriction on plate height

o Swanson email to Quinn stating City has received email confirmation from
property owner that they have ordered new structural material which will allow
them to bring the ridge and plate height down to the elevation approved by the
Planning Commission

o Quinn email to Swanson with attachments stating applicant is continuing
construction which adds to the plate height.

• December 14, 2021
o Quinn email to Swanson asking if City has confirmed the plate height

• December 16, 2021
o Quinn email to Swanson again asking if City has confirmed the plate height; if

applicant has provided a plan for height reduction or a timeline for installation;
and requesting a status of the project

o Swanson email to Quinn stating plate heights are not the issue – the issue is the
ridge height. Another verification will be done once new roof is installed

o Quinn email to Swanson stating plate height is also an issue as the building plans
applicant was utilizing reflect an incorrect plate height. City has not confirmed if
plate heights are in conformance with the Planning Commission’s approval of
Condition 33

• December 21, 2021
o Quinn email to Swanson stating she is following up regarding the verification of

the plate height per the plans

• December 23, 2021
o Swanson email to Quinn stating Waffle has reviewed plans and the plate heights

on the building permit set appear to match the planning set presented to the
Commission. Waffle will confirm this finding in January
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o Quinn email to Swanson requesting confirmation that the plate height at the site
conforms to the Planning Commission direction and Condition 33, which
Condition 33 is noted on the Building Plan Set notes

• January 10, 2022
o Quinn email to Swanson following up on the plate height confirmation

• January 14, 2022
o Quinn email to Swanson transmitting photographs, stating project is not meeting

Condition 33 as the current project plate heights are too high and requesting work
be stopped until City can confirm the plate height

• January 19, 2022
o Quinn email to Swanson stating she has left him a voicemail but has not heard

back regarding the plate height verification.
o Quinn email to Swanson asking for a status on request to stop work, and again

requests a stop work order be issued pending confirmation of the plate height
o Swanson email to Quinn stating they will send the relevant information regarding

the plate height survey no later than tomorrow (1/20) by noon

• January 20, 2022
o Quinn email to Swanson stating request is for a physical confirmation that the

project plate height is only 19’ and for any information the City has about the
project being in compliance, as NHEH has information based on Whitson
10/18/21 survey which would indicate that plate height is too high.

• January 21, 2022
o Quinn email to Swanson stating a higher plate height affects the pitch of the roof

and impacts the view of the beach/sand
o Swanson email to Quinn stating property owner will be having an additional

height survey done Monday of next week

• January 25, 2022
o Quinn email to Swanson asking if there is any progress on survey

• January 27, 2022
o Quinn email to Swanson following up regarding the plate height and asking if

City has any information to share
o Swanson email to Quinn stating he has not seen further survey but will ask for a

status

• January 31, 2022
o Quinn email to Swanson asking for any updates
o Swanson email to Quinn stating survey was done Friday but we are awaiting the

report

• February 2, 2022
o Quinn email to Swanson stating that the roof construction is progressing and asks

if City has any information on the plate height or status of the survey
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o Swanson sends 1/28/22 Whitson height certification survey to Quinn with note
that top of the plate is at 19.3 ft above the base elevation point of 200.93

• February 3, 2022
o Quinn email to Swanson asking for clarification on Height Calculations, request

for a meeting, and request for Sheet C1.1 of Civil Plans dated 5/17/21.
o Quinn sends Swanson correct calculations for plate height showing plate height is

over 10” too high

• February 4, 2022
o Swanson email to Quinn stating he can meet on Wednesday (2/9).
o Kemp email to Swanson stating a stop work notice is needed and requesting the

City confirm that the plate height is 10 inches over what was approved.
o Swanson email to Kemp stating he and team need to look at the plans but they can

confirm that the plate height is higher than 19 feet.
o Kemp email to Swanson requesting the City confirm that property owner will stop

work today until issue is sorted out. Email states property owner has continued
construction on the roof despite the stop work order already in place.

o Swanson email to Kemp confirming property owner will stop work on the portion
of the project related to the roof and plate height

o Kemp email to Swanson confirming Zoom call for Wednesday (2/9).

• February 9, 2022:
o Zoom meeting with City staff rescheduled and held on Feb 14
o Quinn email to Swanson stating garage has been demolished despite the Planning

Commission approval and the plans stating the nonconforming structure was to be
retained. Asks if there have been amendments or modifications to the permit or
approvals of the project.

• February 10, 2022
o Quinn email to Swanson following up on question regarding permit amendments

or modifications – requests that information be forwarded if it exists.

• February  17, 2022
o Quinn follow up email to Swanson - have not received documents City agreed to

provide at meeting

• February 22, 2022
o Swanson email to Quinn stating tarp will be temporarily placed over the top of the

northwest corner currently at issue, and that the owner understands we will need
to go to the Planning Commission

o Quinn email to Swanson stating tarp should not unnecessarily impact Client’s
property in such a way as to obstruct the view

o Swanson email to Quinn clarifying the tarp will go over the existing structure and
any views through the building will be temporarily blocked

• February 24, 2022
o Quinn email to Swanson stating applicant is installing all the rafters, not simply

securing a tarp
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• March 1, 2022
o Quinn follow up email  to Swanson - have not received documents City agreed to

provide at meeting regarding plate height calculations and other documents and
it’s been more than 2 weeks – request that the matter be heard at the April
Planning Commission meeting instead of March

o Swanson email to Quinn stating City will provide the requested information by
the end of the day tomorrow (3/2), and will still hear the matter in March. Quinn
can request continuance to the Planning Commission.

o Quinn email to Swanson stating it is not equitable or fair to Client to receive the
requested information just days before the hearing as there isn’t an opportunity to
meaningfully review and timely respond to the Commission

o Kemp email to Swanson stating client is prejudiced by inability to timely review
the City’s plate height calculations and asks questions regarding the Planning
Commission staff report and presentation

• March 2, 2022
o Swanson email to Quinn responding to questions regarding permit modifications,

plate height calculations, compliance, and the planning commission – transmitting
the revised plans

o Swanson email to Kemp responding to questions regarding the Planning
Commission staff report and presentation.

o Quinn email to Swanson with questions regarding the application for a ridge line
increase, permits for the garage, a CDP, and the City’s calculation as to the plate
height which she still has not received
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

February  10, 2021
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED BY: Marnie R. Waffle, AICP, Senior Planner 

APPROVED BY: Brandon Swanson, Community Planning & Building Director 

SUBJECT:

DS 20-323 (NEC San Antonio & Ocean): Consideration of combined Concept & Final Design Study (DS
20-323, Le Chiffre Holdings, LLC) and associated Coastal Development Permit for alterations to an existing
single-family residence located in the Single-Family Residential (R-1) District, Archaeological Significance
Overlay District, Park Overlay District, Beach & Riparian Overlay District, and Coastal Commission Appeal
Jurisdiction (APN 010-253-009).

CEQA Action: Staff recommends the project be found categorically exempt from CEQA pursuant to Section
15301 (Class 1) – Existing Facilities.

Application: DS 20-323 (Le Chiffre Holdings, LLC) APN: 010-253-009 
Block:HH Lot:2 & 4 
Location: NEC San Antonio & Ocean
Applicant:Adam Jeselnick, Architect Property Owner: Le Chiffre Holdings, LLC

Executive Summary:

The applicant is requesting approval of a combined Concept and Final Design Study and associated Coastal Development Permit for
alterations to an existing single-family residence. The residence is in a state of partial construction and the prior Design Study (DS
15-322, Northpoint Investments) expired concurrent with the building permit.

Recommendation:

Adopt a Resolution (Attachment 1) approving a combined Concept & Final Design Study and associated Coastal Development Permit
for alterations to an existing single-family residence located at the northeast corner of San Antonio and Ocean Avenue.

Background and Project Description:

The project site contains a single-family dwelling with detached garage on an 8,000 square-foot lot. A Design Study (DS 15-322,
Northpoint Investments) was approved on November 18, 2015 for additions and alterations to the existing residence. Notable
changes included,

1) The removal of a 195 square-foot, second-story bedroom at the northeast corner of the residence;
2) Replacement of a 265 square-foot guest cottage attached to the rear of the detached garage with a new ramada;
3) The conversion of 979 square feet of lower level/basement storage space to living space;
4) Expansion of the front balcony by 3 feet; and,
5) Associated site improvements.

A Building Permit (BP 16-055) was issued on September 13, 2016 and construction commenced. Based on the building inspection
record, the building permit was set to expire in September 2018, but an extension was granted by the Building Official. The last
building inspection was conducted on April 12, 2019 and the building permit expired on October 12, 2019. The Design Study (DS
15-322) expired concurrently with the building permit. The property is now under new ownership represented by Adam Jeselnick
Architect and a Design Study application (DS 20-323, Le Chiffre Holdings, LLC) has been submitted to complete construction of the
project and for minor alterations to Design Study (DS 15-322, Northpoint Investments). The alterations include,

· Replacing the gable roof on the detached garage with a flat roof;
· Replacing the ramada with a pergola behind the garage;
· Construction of exterior stairs on the north elevation;
· Replace the chemically treated and painted masonry brick with stone veneer and horizontal wood siding (Note: masonry brick
was removed and disposed of by prior owner);
· Replace the slate roof with a standing seam metal roof;

Coversheet https://carmel.novusagenda.com/agendapublic/CoverSheet.aspx?ItemID...
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· Replace painted wood doors and windows with steel doors and windows;
· Minor revisions to fenestration in response to modifications in the floor plan; and,
· New exterior light fixtures.

Table 1. Floor Area Comparison
Original

Residence
Design Study
(DS 15-322)

Approval

Design Study
(DS 20-323)

Proposed Alterations
Detached Garage 417 SF 417 SF 426 SF
Guest Cottage 265 SF 0 SF 0 SF
Main Level 1,612 SF 1,779 SF 1,770 SF
Upper Level 195 SF 0 SF 0 SF
Lower Level 0 SF 979 SF 1,079 SF
Total Square Feet 2,489 SF 3,175 SF 3,275 SF

Historic Status: A Historic Evaluation was conducted in 2003 by Kent Seavey and concluded the property did not qualify as a
historic resource. In 2007, staff issued a Determination of Ineligibility for the historic inventory; that determination expired in 2012. As
part of the 2015 Preliminary Site Assessment, staff re-issued a Determination of Ineligibility for the historic inventory.

Staff has scheduled the application for a combined Concept and Final Design Study review. If the Commission has concerns that
cannot be addressed at one meeting, the project can be continued with direction to the applicant.

Staff Analysis:

Overlay Districts: The project is located within the following overlay districts:

Archaeological Significance Overlay
The purposes of the Archaeological Significance (AS) Overlay District are to, implement the General Plan/Coastal Plan Land Use
Plan; protect archaeological sites in Carmel; provide for the designation of archeological resources; and, create a clear process and
standards for evaluating projects that may affect archaeological resources.

An archaeological report was prepared in November 2015 by Susan Morley and did not find evidence of any cultural resources. The
report recommended that that in the event that unexpected traces of historic or prehistoric materials, i.e., human remains,
concentrations of shell or heat altered rock or historic trash pits are encountered during grading or other future development, a
qualified archaeologist should be retained for appropriate archaeological mitigation.

All grading activities associated with excavating the lower level/basement storage space to living space have been completed.
Additional excavation associated with constructing the stairs on the north elevation would be minimal. Standard Condition No. 20
requires that all construction activities cease if cultural resources are discovered on the site.

Park Overlay
The specific purposes of the Park (P) Overlay District are to implement the General Plan/Coastal Plan Land Use Plan and to ensure
that development of private property adjacent to parks and open spaces is compatible with their continued enjoyment.

The project site is located on the east side of San Antonio, north of Ocean Ave; on the west side of San Antonio is Carmel Beach and
the North Dunes which provides habitat for the endangered Black legless lizard and Tidestrom’s Lupine. The area has undergone
extensive restoration to restore the natural habit for plant and animal life. The proposed project would not interfere with the continued
enjoyment of Carmel Beach or the North Dunes.

Beach & Riparian Overlay/Appeal Jurisdiction
The purpose of the Beach and Riparian/Appeal Jurisdiction (AB) Overlay District is to provide review standards applicable to public
and private property development located near public beach lands to ensure that proposed development is compatible with the public
enjoyment of the City’s coastal resources and with the California Coastal Act.

The proposed development is a remodel of an existing single-family residence and alterations to an existing detached garage in the
Single-Family (R-1) District. The project would not alter the public enjoyment of the City’s coastal resources or be in conflict with the
California Coastal Act. In accordance with the General Plan and Local Coastal Plan, a Coastal Development Permit (CDP) will be
issued for the project and is appealable to the Coastal Commission.

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving significant trees and minimizing impacts on
established trees; protecting the root systems of all trees to be preserved; and, maintaining a forested image on the site.

Staff Response: A Preliminary Site Assessment was completed in August 2015 and no trees were identified on the property. The City
Forester recommended that two upper canopy and two lower canopy trees be planted and that recommendation has been included
as Condition No. 29 (Attachment 1). With the application of conditions, the project meets the objectives of forest character.

Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that preserve reasonable privacy for
adjacent properties and maintain view opportunities to natural features.
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Staff Response: No view impacts were identified in the review of this project. The view shed improved with the removal of the second-
story bedroom (at the northeast corner of the residence) which was completed when the project was under construction previously.

The 2015 Preliminary Site Assessment identified potential privacy impacts to the north neighbor who has a south facing window and
the subsequent Design Study approval included minimal fenestration on the north elevation consisting of a door and small window
located towards the rear of the property.

The applicant has reconfigured the floor plan and along the north wall of the house, the master suite has been replaced with the
kitchen and pantry. The fenestration on the north elevation has been modified to reflect the new floor plan layout and includes a triple
light window in the pantry with the outer lights fixed and a casement window in the center. Additional windows on the north elevation
are located towards the rear of the property and include, two awning windows, one in the bathroom and one in the laundry room.

The applicant is also proposing new, exterior stairs on the north elevation to provide a convenient path of travel from the garage to the
kitchen, both of which are located on the north side of the property. The exterior stairs have been delineated as part of the staking
and flagging. As of the writing of this report, staff has not been contacted by the north neighbor.

Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate parking facilities that do not dominate
the design of the house or site; minimizing the amount of paved surface for a driveway; positioning garages to maximize open space,
views and privacy; and, minimizing visual impacts.

Staff Response: A property that is 8,000 square feet or less in size requires one, off-street parking space. The required parking for the
project is provided by an existing 417 square-foot, detached garage located partially within the front setback along the north property
line. The garage has a 5:12 pitched gable roof and the walls are finished with the same brick veneer that was removed from the
residence. The existing driveway is concrete which extends into the right-of-way where it connects with the asphalt street edge.

The applicant is proposing to replace the existing brick with a limestone veneer to match the remodeled house and replace the gable
roof with a flat green (aka living) roof. The driveway material is not identified on the plans; however, the Residential Design Guidelines
recommend avoiding grey concrete. While the existing concrete is cracked, the applicant may choose to patch the cracks and retain
the portion that is located on private property. Condition No. 31 requires that the concrete in the public right-of-way be removed.
Should the applicant decide to replace the entire driveway, an encroachment permit for a driveway replacement can be applied for.

Retaining the garage in its current location reduces the amount of paved surface needed for the driveway. Additionally, changing the
roof form from gabled to flat reinforces the garage as subordinate to the residence. With the application of conditions, the project
meets the objectives of parking and access.

Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to relate to the context of other homes
nearby; minimize the mass of a building as seen from the public way or adjacent properties; and, relate to a human scale in its basic
forms.

Staff Response: The conversion of the lower level storage/basement area to living space did not add mass or bulk to the project and
the removal of the second-story bedroom actually reduced the mass of the residence. The neighborhood is predominately two-story
homes and the project is consistent with this context. The project meets the objectives of mass and bulk.

Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional building forms; using restraint with
variations in building planes; using simple roof forms that are in proportion to the scale of the building; and, roof eave lines that are
low in scale.

Staff Response: As noted above, the removal of the second-story bedroom was a notable change to the project. This modification not
only resulted in a reduction of mass, but it also removed a building form that extended above the main ridge of the house. The
removal of this bedroom also reduced the overall height of the residence by 5’-8”.

The existing roof pitch is 5.5:12 throughout. The applicant is proposing to reduce the roof pitch to 4:12 along the west facing portion of
the residence above the kitchen and living room. This modification would allow the doors on the upper level to be the same height as
the 8’ doors on the ground level. However, the existing residence has a nonconforming plate height of 18’-6” on the west elevation
which would increase to 19’-9”. Condition No. 33 limits the plate height to existing conditions. With the application of conditions, the
project meets the objectives of building and roof form.

Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining an informal open space character of
the right-of-way; maintaining trees and natural vegetation; and, designing parking areas to reinforce the forest image.

Staff Response: The 2015 Preliminary Site Assessment documented the following right-of-way encroachments, 1) boulders located
north of the driveway on San Antonio and 2) an asphalt walkway located south of the property in between the stone wall and Ocean
Avenue. Staff notes that the asphalt walkway serves as a public sidewalk providing a pedestrian connection between Casanova
Street and Carmel Beach. Condition No. 30 (Attachment 1) requires the removal of all non-permitted encroachments, excluding the
asphalt path, prior to final inspection as well as removal of all gravel. Improvements in the right-of way along the front of the property
are limited to the driveway providing access to the detached garage, and natural soil, mulch or plantings. Parking is not permitted on
the east side of San Antonio. Consistent with the neighborhood context, Condition No. 32 requires that the right-of-way be planted
and that a planting layout and plant palette be included in the final landscape plans. With the application of conditions, the project
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meets the objectives of right-of-way character.

Exterior Lighting: Carmel Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached to the main building or any
accessory building shall be no higher than 10 feet above the ground and shall not exceed 25 watts (incandescent equivalent; i.e.,
approximately 375 lumens) in power per fixture, and that landscape lighting shall not exceed 18 inches above the ground nor more
than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per fixture.

In addition, Residential Design Guideline 11.8, states that projects should, “preserve the low nighttime lighting character of the
residential neighborhoods. Use lights only where needed for safety and at outdoor activity areas.”

Staff Response: The applicant is proposing to install a Louis Poulsen ‘Toldbod 6.1’ exterior wall-mounted sconce. The fixture is
shielded, directs light downward and delivers a lighting level of 189 lumens. The applicant is proposing a total of 9 fixtures as follows:

· 2 on the garage
· 3 at the second floor balcony (front elevation)
· 4 at the rear patio

The applicant is also proposing a WAC Lighting WL-LED 101 exterior step light. The fixture is shielded and directs light downward.
Each fixture delivers 89 lumens. The applicant is proposing a total of 10 step lights - six at the front entry and four at the exterior stairs
at the northwest corner of the house. The project meets the requirements for exterior lighting.

Site Coverage: Sites that are not in compliance with site coverage limits are not authorized to increase site coverage. Additionally,
sites with excess coverage may only add floor area when the site complies with the R-1 district tree density provisions and excess
site coverage will be reduced at a rate equal to two times the amount of floor area added to the site (ref: CMC 17.10.030.C.2,
Nonconforming Site Coverage).

Staff Response: The property had non-conforming site coverage of 3,359 square feet which was removed during construction, with
the exception of the concrete driveway. Up to 651 square feet of site coverage is permitted on an 8,000 square-foot lot, or up to 971
square feet if at least half is permeable.

The project is required to reduce excess site coverage by two-times the square footage of the addition. The addition is 686 square
feet and requires a reduction of 1,372 square feet of site coverage. The applicant is proposing 1,950 square feet of site coverage, all
of which would be impermeable including, but not limited to, a 402 square-foot second-story front deck with patio below; a 194
square-foot front fire pit patio; a 284 square-foot pergola behind the garage; 416 square feet of front porch, walls, steps and
walkways; and a 230 square-foot rear patio. The remaining site coverage elements include, perimeter walls, exterior stairs on the
north elevation, a light well, and the driveway.

Skylights: The project does not include any skylights.

Fencing/Gate/Arbor: The project does not include new fencing, gates or arbors.

Finish Details: The 2015 Design Study approval included, retaining the brick veneer and painting it ‘Deep Silver’; 6” clear cedar
siding at the front porch; a slate tile roof; and, unclad wood windows and doors painted ‘Twilight’. During construction, the brick
veneer was removed and disposed of. The applicant is proposing a limestone veneer for the lower floor and horizontal wood siding
for the upper floor; steel bronze windows; and, a standing seam metal roof (see Attachment 5, Sheet A16).

Other Project Components:

Staff recommends the project be found categorically exempt from the California Environmental Quality Act (CEQA), State CEQA
guidelines and local environmental regulations, pursuant to Section 15301 (Class 1) – Existing Facilities. Class 1 exemptions include,
alterations to existing private structures involving negligible or no expansion of the existing or former use such as additions to existing
structures provided that the addition will not result in an increase of more than 50 percent of the existing floor area or 2,500 square
feet, whichever is greater. The project consists of interior and exterior alterations and a minor addition to an existing single-family
residence. The 686 square-foot addition represents 28% of the floor area of the existing residence. The project does not change the
existing or former use of the property as a single-family residence and the project does not present any unusual circumstances that
would result in a potentially significant environmental impact.

ATTACHMENTS:

Description
Attachment 1 - Resolution
Attachment 2 - Site Photographs
Attachment 3 - Project Data Table
Attachment 4 - Project Plans
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DS 20-323 (Le Chiffre Holdings, LLC)

February 10, 2021

Site Photographs
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Photo 1. Existing gable roof on garage to be replaced with flat roof
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DS 20-323 (Le Chiffre Holdings, LLC)

February 10, 2021

Site Photographs
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Photo 2. South elevation of existing garage. East portion to be converted to a pergola.
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DS 20-323 (Le Chiffre Holdings, LLC)

February 10, 2021

Site Photographs
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Photo 3. New exterior stairs on north elevation.

EXHIBIT K

Attachment 1



EXHIBIT L

Attachment 1



EXHIBIT L

Attachment 1



EXHIBIT L

Attachment 1



ATTACHMENT 1
 RANGTHONG 

CORRESPONDENCE 
WITH CITY

DS 20-232
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30637\000\1539459.2: 3422

TIMELINE  
RANGTHONG COMMUNICATIONS WITH THE CITY 

• October 13, 2021
o Quinn (NHEH) Email to City stating Quinn wants to meet with City staff to

review approved  plans and any approved modifications

• October 14, 2021
o Quinn requests City issue a stop work notice
o Swanson email to Quinn stating City does not have substantial evidence to

support a stop work order
o Quinn requests City confirm the approved plate height, height to the peak of the

roof, and approved roof pitch.
o Swanson responds confirming project must conform to plans approved and City

will ask for a height verification to be completed by a licensed professional.

• October 21, 2021
o Quinn email to City asking about a timeline for the survey to confirm heights
o Quinn requests meeting with Waffle

• October 25, 2021
o Quinn letter to City stating concerns about the height of the roof and ridge line

under construction, the City’s failure to send documents, and requesting that work
on the roof be stopped.

o Quinn email to Swanson requesting documents (the following documents were
requested: affidavit of story pole certification, roof ridge certification, final
planning commission resolution from 2/10/21, and the approved plans)

• October 27, 2021
o Frank Lucido (Rangthong surveyor) email to City requesting a copy of the Ridge

Height Letter prepared by Whitson Engineers.
o City sends letter Whitson Oct. 18 2021 certification letter to Lucido who provides

to Rangthong
o Lucido memo to City stating discrepancies between the roof ridge height

mentioned in the Whitson 10.18.21 letter and the height mentioned on the plans

• October 28, 2021
o Quinn letter to City stating the ridge height is in excess of the approved plans, and

requesting the City issue a stop work notice.
o Swanson email to Quinn stating City is in contact with the contractor and

discussing potential discrepancies in the ridge height.

• Oct. 29, 2021
o Swanson sends a copy of the final plans referenced in the Whitson Oct. 18 Letter
o Quinn requests construction stop work as plans don’t align with plans approved

by Planning Commission
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30637\000\1539459.2: 3422 

 
• November 1, 2021  

o Quinn memo to Swanson following up on Oct 29 email, and requesting Sheet 
C1.1 and a copy of the topographic Site Survey for the project 

o Quinn and Swanson have telephone call 
o Swanson e-mail to Quinn - will not place a stop work order on project; City has 

asked contractor to not perform any more work on the subject portion of the house 
while a solution is worked out. Working with staff to get you the requested 
additional materials    
 

• November 12, 2021  
o Quinn has telephone call with Swanson 

 
• November 18, 2021 

o Quinn requests City keep Quinn (NHEH) informed of any submittals, applications 
or activity on the property 
 

• December 6, 2021 
o Quinn email to Swanson stating applicant is continuing construction on western 

elevation, and asking if the City has confirmed compliance with Condition No. 33 
regarding restriction on plate height 

o Swanson email to Quinn stating City has received email confirmation from 
property owner that they have ordered new structural material which will allow 
them to bring the ridge and plate height down to the elevation approved by the 
Planning Commission 

o Quinn email to Swanson with attachments stating applicant is continuing 
construction which adds to the plate height. 
 

• December 14, 2021 
o Quinn email to Swanson asking if City has confirmed the plate height 

 
• December 16, 2021 

o Quinn email to Swanson again asking if City has confirmed the plate height; if 
applicant has provided a plan for height reduction or a timeline for installation; 
and requesting a status of the project 

o Swanson email to Quinn stating plate heights are not the issue – the issue is the 
ridge height. Another verification will be done once new roof is installed 

o Quinn email to Swanson stating plate height is also an issue as the building plans 
applicant was utilizing reflect an incorrect plate height. City has not confirmed if 
plate heights are in conformance with the Planning Commission’s approval of 
Condition 33  
 

• December 21, 2021 
o Quinn email to Swanson stating she is following up regarding the verification of 

the plate height per the plans 
 

• December 23, 2021 
o Swanson email to Quinn stating Waffle has reviewed plans and the plate heights 

on the building permit set appear to match the planning set presented to the 
Commission. Waffle will confirm this finding in January 
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o Quinn email to Swanson requesting confirmation that the plate height at the site 
conforms to the Planning Commission direction and Condition 33, which 
Condition 33 is noted on the Building Plan Set notes 
 

• January 10, 2022 
o Quinn email to Swanson following up on the plate height confirmation 

 
• January 14, 2022 

o Quinn email to Swanson transmitting photographs, stating project is not meeting 
Condition 33 as the current project plate heights are too high and requesting work 
be stopped until City can confirm the plate height 
 

• January 19, 2022 
o Quinn email to Swanson stating she has left him a voicemail but has not heard 

back regarding the plate height verification. 
o Quinn email to Swanson asking for a status on request to stop work, and again 

requests a stop work order be issued pending confirmation of the plate height 
o Swanson email to Quinn stating they will send the relevant information regarding 

the plate height survey no later than tomorrow (1/20) by noon 
 

• January 20, 2022 
o Quinn email to Swanson stating request is for a physical confirmation that the 

project plate height is only 19’ and for any information the City has about the 
project being in compliance, as NHEH has information based on Whitson 
10/18/21 survey which would indicate that plate height is too high.   
 

• January 21, 2022 
o Quinn email to Swanson stating a higher plate height affects the pitch of the roof 

and impacts the view of the beach/sand 
o Swanson email to Quinn stating property owner will be having an additional 

height survey done Monday of next week 
 

• January 25, 2022 
o Quinn email to Swanson asking if there is any progress on survey 

 
• January 27, 2022 

o Quinn email to Swanson following up regarding the plate height and asking if 
City has any information to share 

o Swanson email to Quinn stating he has not seen further survey but will ask for a 
status 
 

• January 31, 2022 
o Quinn email to Swanson asking for any updates 
o Swanson email to Quinn stating survey was done Friday but we are awaiting the 

report 
 

• February 2, 2022 
o Quinn email to Swanson stating that the roof construction is progressing and asks 

if City has any information on the plate height or status of the survey 
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o Swanson sends 1/28/22 Whitson height certification survey to Quinn with note 
that top of the plate is at 19.3 ft above the base elevation point of 200.93  

 
• February 3, 2022   

o Quinn email to Swanson asking for clarification on Height Calculations, request 
for a meeting, and request for Sheet C1.1 of Civil Plans dated 5/17/21. 

o Quinn sends Swanson correct calculations for plate height showing plate height is 
over 10” too high  

 
• February 4, 2022 

o Swanson email to Quinn stating he can meet on Wednesday (2/9). 
o Kemp email to Swanson stating a stop work notice is needed and requesting the 

City confirm that the plate height is 10 inches over what was approved. 
o Swanson email to Kemp stating he and team need to look at the plans but they can 

confirm that the plate height is higher than 19 feet.  
o Kemp email to Swanson requesting the City confirm that property owner will stop 

work today until issue is sorted out. Email states property owner has continued 
construction on the roof despite the stop work order already in place. 

o Swanson email to Kemp confirming property owner will stop work on the portion 
of the project related to the roof and plate height 

o Kemp email to Swanson confirming Zoom call for Wednesday (2/9). 
 

• February 9, 2022:  
o Zoom meeting with City staff rescheduled and held on Feb 14 
o Quinn email to Swanson stating garage has been demolished despite the Planning 

Commission approval and the plans stating the nonconforming structure was to be 
retained. Asks if there have been amendments or modifications to the permit or 
approvals of the project. 
 

• February 10, 2022 
o Quinn email to Swanson following up on question regarding permit amendments 

or modifications – requests that information be forwarded if it exists. 
 

• February  17, 2022 
o Quinn follow up email to Swanson - have not received documents City agreed to 

provide at meeting 
 

• February 22, 2022 
o Swanson email to Quinn stating tarp will be temporarily placed over the top of the 

northwest corner currently at issue, and that the owner understands we will need 
to go to the Planning Commission 

o Quinn email to Swanson stating tarp should not unnecessarily impact Client’s 
property in such a way as to obstruct the view 

o Swanson email to Quinn clarifying the tarp will go over the existing structure and 
any views through the building will be temporarily blocked 
 

• February 24, 2022 
o Quinn email to Swanson stating applicant is installing all the rafters, not simply 

securing a tarp 
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• March 1, 2022 
o Quinn follow up email  to Swanson - have not received documents City agreed to 

provide at meeting regarding plate height calculations and other documents and 
it’s been more than 2 weeks – request that the matter be heard at the April 
Planning Commission meeting instead of March 

o Swanson email to Quinn stating City will provide the requested information by 
the end of the day tomorrow (3/2), and will still hear the matter in March. Quinn 
can request continuance to the Planning Commission. 

o Quinn email to Swanson stating it is not equitable or fair to Client to receive the 
requested information just days before the hearing as there isn’t an opportunity to 
meaningfully review and timely respond to the Commission 

o Kemp email to Swanson stating client is prejudiced by inability to timely review 
the City’s plate height calculations and asks questions regarding the Planning 
Commission staff report and presentation 
 

• March 2, 2022 
o Swanson email to Quinn responding to questions regarding permit modifications, 

plate height calculations, compliance, and the planning commission – transmitting 
the revised plans 

o Swanson email to Kemp responding to questions regarding the Planning 
Commission staff report and presentation. 

o Quinn email to Swanson with questions regarding the application for a ridge line 
increase, permits for the garage, a CDP, and the City’s calculation as to the plate 
height which she still has not received 
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From: Tom Parks <tomparks.carmel@gmail.com> 

Date: Mon, Mar 7, 2022 at 9:20 AM 

Subject: Re: Dolores and 5th 

To: Brandon Swanson <bswanson@ci.carmel.ca.us> 

 

Yes, please, Brandon. And thanks for taking the time to respond. 

t. 
 

On Mon, Mar 7, 2022 at 8:38 AM Brandon Swanson <bswanson@ci.carmel.ca.us> wrote: 

Tom,  

 

Thanks for the email.  Would you like me to forward this to the Planning Commission?  I hope 

you will join us virtually for the PC meeting this Wednesday to provide your comments in 

person.  

 

 

Take care 

 

-Brandon  

 

 

 

Brandon Swanson [he, him, his] 
Director, Community Planning and Building  
City of Carmel-by-the-Sea  
(831) 620-2024 
  
Please take our Customer Satisfaction Survey. 

 

 

On Sun, Mar 6, 2022 at 4:19 PM Tom Parks <tomparks.carmel@gmail.com> wrote: 

Hello, Brandon. Below is a letter I was about to send to the 

Pinecone. Instead I thought you should see it. 

A personal opinion, of course, but my thoughts are not 

altogether different from others I'm spoken to. 

 

Red Flags Over the Pit. No, that's not a song, more like a 

warning to many Carmelites who pass the seemingly forever 

hole in the ground at Dolores and 5th. The latest elevation 

rendering warns us yet again just what Carmel isn't. In fact, this 
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design has absolutely nothing to do with the storied character of 

our iconic Village. 

It could be characterized as shopping mall chic or perhaps, 

Disneyland fantasy facade or two hundred adorable homes in a 

gated community on the outskirts of Akron or Salinas or Dallas. 

Back to the drawing board, fellows. But before that, take a walk 

around the town and get a real feel for it and come up with 

something worthy of our historic hamlet. Oh, just one more 

thing: I wonder if this design would enhance 

downtown Monaco? Just asking. 

 

Yes, I've used humor but I'm quite serious. With your 

background surely you too can see real problems.  

Thanks for reading it. t. 
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Application: DS 21-211 (Rachleff) for Hearing on 3/9/22 

Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Mon, Mar 7, 2022 at 8:55 AM
To: Marnie Waffle <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Stan Meresman <REDACTED> 
Date: Sat, Mar 5, 2022 at 12:14 PM 
Subject: Application: DS 21-211 (Rachleff) for Hearing on 3/9/22 
To: Brandon Swanson <bswanson@ci.carmel.ca.us>, Marnie Waffle <mwaffle@ci.carmel.ca.us> 

Brandon and Marnie,

Re: Scenic Road 3 Northeast of 13th Avenue, Block 5A, Lot 5, APN: 010-292-007-000; Application: DS 21-211 (Rachleff).

Sharon and I enthusiastically support the remodel construction project proposed by the Rachleffs at Scenic Road 3
Northeast of 13th Avenue.

We live two doors south (NE Corner of Scenic Rd and 13th Avenue) of the Rachleff residence.
We have walked by and seen the story poles, including the additions, which to us will be unobtrusive, and a design that
fits into our neighborhood. The Debit and Andy Rachleff have been proactive in reaching out to us (and others in the
neighborhood) to communicate their plans and listen to us. This remodel will enhance our neighborhood. 

We are also happy to have the Rachleff as neighbors knowing that they are very caring for the trees and the beach of our
Village.

Respectfully submitted,
Stan and Sharon Meresman

Stan and Sharon Meresman 
NE Corner of Scenic Road & 13th Avenue
Carmel-by-the-Sea, CA 93921-6085
REDACTED
REDACTED
REDACTED
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Debbie and Andy Rachleff Project 

Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Mon, Mar 7, 2022 at 8:57 AM
To: Marnie Waffle <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Jim Messemer <REDACTED> 
Date: Sat, Mar 5, 2022 at 11:56 AM 
Subject: Debbie and Andy Rachleff Project 
To: <bswanson@ci.carmel.ca.us>, Marnie R. Waffle <mwaffle@ci.carmel.ca.us> 
Cc: Debbie Rachleff <REDACTED>, Debbie Rachleff <REDACTED>, Debbie McDonald Messemer <REDACTED> 

Brandon and Marnie, good morning.

My wife Debbie Messemer and I are providing this letter of enthusiastic support for the construction being proposed by
Andrew and Debra Rachleff at Scenic Road 3 Northeast of 13th Avenue, Block 5A, Lot 5, APN: 010-292-007-
000; Application: DS 21-211 (Rachleff).
 
We live at Scenic Road 2 Northeast of 13th Avenue, the immediate southern neighbor of this property.  We have
appreciated the level of proactive and helpful communication with the Rachleffs on this proposed project.  They have
shared the design plans with us which are just beautiful and capture the natural beauty of the area.  It will be a much-
needed upgrade from the existing home.  We have observed the story poles which are not obtrusive in any way.  We
believe the proposed project design preserves reasonable privacy and view opportunities to natural features for our
adjacent property.
 
We couldn’t be more pleased to have the Rachleffs (who are absolutely wonderful people!) as our neighbors and for them
to build their beautiful home.  Please accept this as our enthusiastic support of this project.
 
Best,
 
Jim and Debbie Messemer
REDACTED
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TO:                Carmel Planning Commissioners 
From:            Tom Stevens (Neighbor to the West) 
Subject:        5th & Carpenter Proposal #2 – Response to Staff Report 
Date:             March 7th, 2022 
Cc:                 Concerned Neighbors 
 
 
The Staff Report is well written and makes many excellent points and recommendations. I would like to further 
discuss 3 subjects: 
 
FOREST CHARACTER 
The location of the replacement trees is a very important design issue. The original proposal showed the 
replacement zones nicely spread out in the open area to the north and east of the garage. The current proposal 
does not show their location and it is not apparent where they could be placed. Condition 1 does require this to be 
done prior to final detail reviews, but why wait til then? If there is insufficient space the design will need to change.  
Doesn’t it make more sense to address the issue now at the conceptual stage?  
 
PARKING & ACCESS 
The neighbors contend that having the garage located 10” from the property line creates an unnecessary safety 
hazard. Staff argues that the proposed location is the most feasible and that there would be 19 feet of back up 
space utilizing the unimproved right away.  
 
The best location for the garage and the driveway is next to the west property line – furthest away from the busy 
intersection. However, we don’t agree that it needs to be 10” from the property line. Yes, there is the unimproved 
right away but keep in mind this is approximately just the length of a car.  
 
Again, we point out that the visibility of the garage and driveway is and will be significantly impaired by big oak 
trees and parked cars in the unimproved right away. This off-street parking is currently heavily used and will be 
more so with the addition of a 3 bedroom house with an ADU. Cars speed up and down 5th  all the time. Surely, the 
further the garage can be pushed away from the property line the better the chance to see a car backing up. When 
you visit the site study the lack of visibility. The neighbors who live there every day are telling you this will be a 
problem.  Unnecessary accidents will happen. 
 
Why make a bad situation worse. The set back is 4’. You have a good reason not to allow a variance. 
 
 
APPROVAL RECOMMENDATION 
 
Staff is recommending the design be approved with 13 conditions. They have indicated the design gets 7 “yes” and 
5 “no” on their Concept Phase Approval Findings checklist. We question the “yes” vote on item 1 and 11. Item 1 
discusses appropriate permits and/or variances and we refer to the above discussion on the garage and safety. 
Item 11 discusses landscaping and we refer to the lack of designated replacement tree zones. 
 
Our count is 7 “no”. There are some big open items. Let’s get them resolved before we go further and then have to 
backtrack. 
 
 
 
I look forward to the site visit and meeting. 
 
All the best,  
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Re; DS-21-243 (Heyermann) – NWC Carpenter and 5th Avenue, Block 44, Lot 19,
APN: 010-031-021-000

Mon, Mar 7, 2022 at 2:55 PMKiang Zee 
To: "mwaffle@ci.carmel.ca.us" <mwaffle@ci.carmel.ca.us>

Marnie,

We are Linda Schenk and Kiang Zee and we live across the street from the subject project.  A ached is an 
MS Word document with our comments.  I hope you and your staff will review our comments and consider 
them in your efforts to protect and preserve the character of our village.

Thank you for your considera on,

Linda Schenk and Kiang Zee

DS 21-243  Comments.docx 
16K
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Subject: DS 21-243 (Heyermann) – NWC Carpenter and 5th Avenue, Block 44, Lot 19, APN: 010-
031-021-000

We are residents of Carmel and live across the street from the proposed project location.  We have 
reviewed the plans of the subject project and have concerns that the cognizant city agency should 
address. 

1. Chapter 17.10.010 of the R-1 District Design Regulations provides several fundamental design
objectives that the subject project violates.
a. The proposed project as depicted on the submitted plans would result in a property that is

essentially devoid and any practical available space for “urban forest or other vegetation
characteristic of the neighborhood”.  All other adjacent properties are characterized by a variety
of trees and plants while this property seems to be devoid of any such characteristics.

b. The ‘mass and bulk’ of this project is not consistent with the neighborhood.
c. The project also creates a situation where the adjacent property to the north of the project will

be ‘boxed-in’ due to the width and height of the proposed structure.
2. The plans for the project do not show all the impacted trees.  The plans show the removal of one

cluster at the garage and the removal of one tree at the front entrance.  It does not show the impact
to the trees on the northeast corner of the property where several very large limbs are impacted.

3. The project also involves significant removal of earth to a depth of at least 6 feet adjacent to an
existing tree.  It would seem to be a reasonable and foreseeable consequence if this project is
allowed as configured to subject this tree to deleterious impacts.

4. The proposed location of the garage appears to be in conflict with multiple requirements.  The
position of the garage should be moved towards the rear of the property to be consistent and
harmonious with the neighborhood.

5. The two-story portion of the project uses a flat roof and the plans indicate that solar panels are to
be installed.  This flat roof conflicts with the remainder of the property design and seems to have
been specifically designed to comply with the height limit that applies given its location on the
property.  There needs to be a specific stipulation that no portion of the solar panels and/or any
appurtenances thereof be allowed to violate this height limit.  In addition, the Planning Commission
needs to evaluate the acceptability of this design independent of the solar panels.

6. This project as it is currently proposed would seem to require notable actions on the part of the
owner to replace or otherwise mitigate the removal of the trees and to offset the consequences of
the extensive hard surface associated with this property.  However, it is unclear how any such
requirements can be protected until such time that any attempts to remove or alter them would be
subject to the existing rules and regulations associated with the protection of mature trees.  In other
words, given the likely sale of this property once construction is completed, how does one ensure
that the new owners will not simply cut down any newly planted trees while they are still ‘small’ and
not protected by the city ordinances?

7. While the proposed ADU seems to be compliant with current regulations, the lot is not big enough
to realistically support 2 dwellings, resulting in the possibility of 8 adults residing at the
property.  One of our greatest concerns is the amount of parking required for the number of
residents at the proposed home along with the ADU.  With 3 bedrooms in the main dwelling in
addition to the ADU which could realistically house 2 adults each with an automobile, there could
easily be up to 6 autos coming to the property, and as many as 8 autos if every person staying at the
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property brings an auto.  There is no available street parking on 5th between Carpenter and 
Guadalupe and one has to question how the neighborhood can support the number of adults that 
could be staying at the 2 separate dwellings. 
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March 7, 2022 

VIA E-MAIL DELIVERY 

Carmel Planning Commission 
c/o City Community Development Department 
City Hall 
Carmel-by-the-Sea Carmel, California 93923 

Re: NEC Ocean & San Antonio 
Modification to DS 20-323; Planning Commission Resolution 2021-009 
March 9, 2022 Planning Commission Meeting  

 
Dear Members of the Commission: 

 
 I am writing on behalf of Hataitip Rangthong, the neighbor immediately east of 
the above referenced project, as a follow-up to Ms. Quinn’s March 4, 2022 letter.   

We request the Commission deny a modification to DS 20-323, which 
modification is expressly contrary to your Commission’s February 10, 2021 project 
approval and the City of Carmel-by-the-Sea (“City”) Municipal Code.  We have now 
had an opportunity to review the City Staff Report and offer the following additiona1 
comments. 

Ms. Rangthong Raised the Plate Height Issue Beginning October 2021.  

The Staff Report incorrectly states Ms. Rangthong did not raise the plate height 
issue until after the roof was lowered.  This is NOT correct. 

The Staff Report includes just one letter from Ms. Rangthong to the City, yet we 
had hundreds of pages of communications between our office and the City on this 
matter as set forth on Attachment 1 submitted concurrently to the Commission with our 
March 4th letter. 

Our correspondence clearly demonstrates Ms. Rangthong has been raising the 
plate height issue continually since October 14, 2021.  Attached as Exhibit A is a 
compilation of these e-mails and letters to the City specifically referencing the plate 
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height.  This correspondence was also included as part of Attachment 1 to our March 4, 
2022 letter, but is pulled out here for ease of reference. 

In fact, Ms. Rangthong contacted the City before the Applicant’s project came 
before the Planning Commission.  She called the City to ask about the proposed plans, 
and was assured the project was a “minor revision” to the plans and that there would be 
no change to ridgeline that would affect her view.   

Despite Ms. Rangthong’s pleas for information regarding the plate height, the 
City delayed in providing the requested information.  Staff initially stated plate height 
was not an issue, and then in late January 2022, finally provided confirmation the plate 
height was, in fact, over 10” too high.  Ms. Rangthong was not late in her efforts; she 
was timely and diligent, even requesting stop work orders pending confirmation – but to 
no avail.  

This is a key issue in weighing the equities of this situation, as it shows the 
Applicant was well aware of the plate height expansion early on and had the 
opportunity to verify and correct it before further work was done.  Instead, Applicant 
continued with construction.  

The City’s Miscalculation of Plate Height was Immediately Brought to Its 
Attention  

Upon receipt of the Whitson Engineers January 28, 2022 plate height 
certification, the City miscalculated the plate height at just 3’ too high, using the 
incorrect base point.  The plate height was, in fact, at least 10” too high.   

We received the Whitson height certification on February 2, 2022 and 
immediately informed the City of its erroneous calculation.  We provided our 
calculation that the plate height was more than 10” too high. (See February 3, 2022 e-
mail with attachment, Exhibit B.)  The City did not respond and despite repeated 
requests for information, we did not learn of the City’s calculation until the Staff Report 
was released late last Friday (3/4/22).  Now, after all this time, Staff agrees the plate 
height is, in fact, 11” too high.   

The City’s delay goes to the equities of the situation, as Ms. Rangthong has 
raised this issue since October 2021, has been seeking information, and has done 
everything possible to bring the plate height error to the attention of the City and the 
Applicant. 

The City Does Not Have Discretion to Disregard the Municipal Code 

In addition to the limits of the Planning Commission approval, the Applicant’s 
structure must conform to the Carmel-by-the-Sea Municipal Code (“CMC”).  In 
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Horwitz v. City of Los Angeles (2004) 124 Cal.App.4th 1344, homeowners remodeled 
their house after obtaining a permit based on an erroneous calculation of the required 
front-yard setback. (Id.)  The trial court ordered the city to revoke the permits, and the 
homeowners appealed.  The appellate court stated that the remodel “must conform to 
the mandatory requirements of the zoning ordinance.”  (Id. at 1355.)  

“Just as the City has no discretion to deny a building permit when an 
applicant has complied with all applicable ordinances, the City has no 
discretion to issue a permit in the absence of compliance.”  (Id.) 

The City does not have the ability to disregard the applicable laws.  The CMC is 
clear that in this area of the City, the plate height limit is 18’.  The Commission found 
that existing nonconforming plate height on the structure was 19’, and conditioned the 
Project on the Applicant lowering their plate height to conform to the existing 
nonconforming height of 19’.  The Commission does not have a basis to allow 
Applicant to circumvent Code requirements.  The laws must be enforced equally for all 
residents.  

The Applicant was aware the Commission had expressly limited the plate height 
to 19’ as is noted on the plans. The Applicant was also aware Ms. Rangthong was 
concerned the plate height was too high.  Yet, the Applicant continued construction at 
its own risk. 

The Project history between 2015 and February 10, 2021 is Irrelevant 

This hearing has nothing to do with the status of the project between 2015 and 
February 2021 – other than to note that the northeastern structure was completely 
demolished in 2017, and that the Applicant purchased the property in 2020.   

This hearing is about the Planning Commission’s Project approval on February 
10, 2021, and events that have transpired through the present date. 

At the February 2021 meeting, the Planning Commission reviewed plans that 
showed a roof elevation of 223.3” (See Nov. 2020 Plans, Sheet A7, Exhibit C), and a 
plate height elevation of 19’9”. (See Feb. 10, 2021 Project Data Sheet, Exhibit D.)  
Staff expressly stated that the existing nonconforming plate height was 19’0”, and 
recommended imposing Condition 33 to restrict the plate height to 19’0”.  The 
Commission imposed this Condition. 

Thereafter, the Applicant submitted erroneous plans dated March 2021, to the 
building department with an roof elevation of 224.65 (1’4” taller than approved by the 
Commission) and without the reduction in the 19’9” plate height as required by 
Condition 33 (See March 2021 plans, Sheet 3.3A, Exhibit E.)  Nonetheless, Condition 
33 was expressly stated on the face sheet of the March 2021 plans, evidencing the 

30637\000\1540855.3:3722

Attachment 8



Carmel P 
March 7, 2022 
Page 4 

Applicant had full knowledge of the requirement limiting the plate height. (See March 
2021, Sheet A0.2, Exhibit F.) 

The plate height is over 10” higher than it was originally, and more than 10” 
higher than approved by the Commission.  The higher plate height blocks Ms. 
Rangthong’s white sand and white water views (See photos, Exhibit G.)  Maintaining 
the white sand and white water view is of utmost importance to Ms. Rangthong and the 
basis for her concern and objection to changing the plans “after the fact” to her 
detriment.   

Had the Applicant built what was approved by the Planning Commission, this 
view would have remained intact.  Unfortunately, the Applicant did not build the 
structure as approved by the Commission or required by the CMC, and Ms. Rangthong 
has been injured by the Applicant’s actions.  The City should not let that happen.  The 
laws should apply equally to all residents. 

Additionally, Commission approval of the expansion of an already 
nonconforming plate height triggers additional CMC regulations, which are not 
currently being met. 

The Staff Report Does Not Mention or Address Nonconforming Garage 
Demolition 

Not only did the Applicant submit plans for a roof ridge line and plate height 
that were both higher than what was approved by the Planning Commission, the 
Applicant unilaterally, without permission, demolished the garage in May 2021.  The 
Commission understood the garage was to have new siding and a flat roof; demolition 
was not approved.  (See Photos, Exhibit H.)  Then, without authority, Applicant 
proceeded to relocate and enlarge the garage. The Applicant only recently obtained an 
after-the-fact administrative permit in February 2022.     

The Applicant’s demolition of this nonconforming structure also triggers 
compliance with the CMC’s provisions related to the expansion of nonconforming 
structures, none of which are addressed in the staff report.  The City’s administrative 
permit, without notice to the Commission or the public, on February 7, 2022, nine 
months after the fact, does not rectify situation.  

The Balancing Hardships and Equities favor Ms. Rangthong 

The Applicant submitted incorrect plans to the City, with knowledge of the 
height limitations.  Ms. Rangthong brought these errors to the attention of the City 
and Applicant starting last October, in the hopes the errors would be remedied.  The 
Applicant proceeded with construction at its own risk.  

30637\000\1540855.3:3722
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The City does not have the authority to simply disregard the CMC requirements.  
If the Applicant’s increased plate height is approved, after the fact, Ms. Rangthong’s 
white sand and white water views will be eliminated.  It is an irreversible loss if the 
Applicant is not required to comply with the Planning Commission’s original February 
10, 2021 approval and the CMC restrictions on plate height and nonconforming 
structures.  

For the reasons stated in our March 4th  letter, set forth above, and information 
presented at the hearing, we respectfully request that the Commission:  

 Deny the Applicant’s request to modify the plate height and require the plate height
be lowered to 19’; and

 Require the demolished garage to be processed as a Coastal Development Permit
related to the demolition of a nonconforming building and rebuilt in compliance
with current CMC provisions.

Sincerely, 

NOLAND, HAMERLY, ETIENNE & HOSS 
A Professional Corporation  

Christine G. Kemp 

Encls:  Exhibits A-H 

Christine Kemp
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RANGTHONG COMMUNICATIONS WITH 

CITY RE PLATE HEIGHT 
 

OCTOBER 14, 2021 – FEBRUARY 4, 2022 
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HighImportance:

Good afternoon Mamie,

Best Regards,

Serving the Central Coast Since 1928

From:

Sent:

To:

Cc:

Subject:

Attachments:

I watched the video of the PC meeting, and reviewed the agenda report and understood that the design approved

consisted of a garage with a flat roof and was limited to remain the same height as it was before per the conditions of

approval. Attached, please find before and after pictures showing a completely different design as well as substantial

increase in the pitch of the west side roof.

We respectfully request the City issue a stop work notice on the project until what appears to be a substantial

discrepancy is resolved. Given the urgency of the situation, are you available by phone today? I look forward to hearing

from you.

Quinn, Heidi A.

Thursday, October 14, 2021 1:01 PM

'Mamie R. Waffle'

Kemp, Christine; 'bswanson@ci.carmel.ca.us'

Northeast Corner of Ocean and San Antonio - Stop Work Request

Photo - 3 of 4 (01459688xE4B5B).jpeg

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219
(831) 424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Thank you for your response. I am available on Tuesday; however, my concern is that the ongoing construction does not

appear consistent with the plans presented and approved by the Planning Commission (PC), or the prior netting.
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Hello Heidi, appreciate you following back up with us on this.

If you have any other questions, please feel free to reach out directly and I would be happy to speak with you.

Take care,

-Brandon

At this point, we don't have any substantial evidence that would support a stop work order, since it cannot be

determined for certain with the naked eye whether the height is in conformance with the plans approved by the

Planning Commission. However, to be sure that we are responding to your client's concerns, we are asking for

a height verification to be completed by a licensed professional right now so that the construction does not get

too much farther down the road before we know the situation. Typically this would not take place until the end

of a project, but in this case it seems appropriate to do it early. I appreciate your patience as we wait for this

survey to be performed, and we will be sure to keep you informed once we have more information in hand.

Follow Up Flag:

Flag Status:

Please take our Customer Satisfaction Survey at:

https://www.survevmonkev.eom/r/3L9PWYB

Follow up

Flagged

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, October 14, 2021 4:30 PM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine; Jermel Laurie

Re: Northeast Corner of Ocean and San Antonio - Stop Work Request

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024

S
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On Thu, Oct 14, 2021 at 5:27 PM Quinn, Heidi A. <HQuinnfenheh.com> wrote:

Good evening,

Thank you for your response.

Thank you for your assistance,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
i i

i J

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831) 424-1975 (fax)i

HQuinn@nheh.com

www.nheh.com

Serving the Central Coast Since 1928

I appreciate that the City will verify the height. Who will be conducting the survey? Is there an anticipated time

frame?

I reviewed the plans and the video of the Planning Commission meeting. Can you confirm the approved plate height,

the height to the peak of the roof, as well as the approved roof pitch - 1 just want to make sure I understand the

project approvals.

A Professional Corporation
333 Salinas Street
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Heidi,

-Brandon

Follow Up Flag:

Flag Status:

As for the approved plate height and other specifications, I can confirm that the set ofplans approved by the
Planning Commission is what we will be holding the project to.

Please take our Customer Satisfaction Survey at:

httos: / /www.survevmonkev.com/r/3L9PWYB

Follow up

Flagged

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson <bswanson@ci.carmel.ca.us>

Friday, October 15, 2021 12:22 PM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine; Jermel Laurie

Re: Northeast Corner of Ocean and San Antonio - Stop Work Request

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024 '

The survey will be performed by a licensed professional who will certify the actual heights with their stamp. I

do not have an anticipated timeline for you yet, but when I get one I will let you know. I am hoping to be able
to have this done in the next couple of weeks.
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On Thu, Oct 21, 2021 at 10:12 AM Quinn, Heidi A. <HQuinn(ajnheh.com> wrote:

Good morning.

Just following up. Do you have a timeline for the survey?

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Serving the Central Coast Since 1928

A Professional Corporation
333 Salinas Street

I

Also, I would like to meet with Mamie to review the approved plans. What is your availability either tomorrow orMonday?
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Auorneys at Law A PROFESSIONAL CORPORATION

October 25, 2021
Stephen W. Pearson

AnneK. Seeker

Randy Meyenberg

Michael Masuda
VIA E-MAIL BSWANSON@CI.CARMEL.CA.US

Christine G. Kemp

Timothy J. Baldwin

* Robert D. Simpson

Ana C. Toledo

Northeast Comer of Ocean Avenue and San AntonioRe:

Lindsey Berg-James

Dear Mr. Swanson:Anne Frassetto Olsen

Heidi A. Quinn

Daniel J. Little

Ashley N. Garvey

Anthony Mendoza

Noland
HAMERLY

Etienne
HOSS

* CERTIFIED SPECIALISTIN
PROBATE, ESTATEPLANNING,

AND TRUSTLAWBY
THE CALIFORNIA BOARD OF

LEGAL SPECIALIZATION
STA TE BAR OF CALIFORNIA

Brandon Swanson

Director, Community Planning and Building

City of Carmel-by-the-Sea

Carmel, CA

I am writing on behalf of Ms. Hataitip Rangthong. This letter follows previous
communications with the City of Carmel-by-the-Sea (“City”) regarding the project
approval by the Planning Commission on February 10, 2021 and subsequent
construction at the Northeast Comer of San Antonio and Ocean Avenue (“Property”)
immediately west of our client’s Property.

We have repeatedly expressed concerns regarding the height of the roof or ridge
line now under construction, and yet the work continues to progress. We asked for a
meeting with City staff on October 14 when we were first made aware of this issue, and
asking to discuss concerns, which include but are not limited to the following:

Harry L. Noland

(1904-1991)

Paul M. Hamerly

(1920-2000)

Myron E. Etienne, Jr.

(1924-2016)

Peter T. Hoss

(1934-2018)
1. City Assurances to our Client. City staff made repeated assurances

to our client that the Project would not modify the roof or ridge line. There was
no staking or flagging on the western side of the structure prior to the hearing to
indicate a change. Yet, the new framing under construction clearly reflects a
marked change in ridge height. The ridge height of the existing structure, running
east to west on the north side is lower than the ridge height of the new framing on
the western roof running north to south. The two ridgeline heights were the same
on the prior approval.

2. Raised Roofline. The project is described in the staff report as
involving only “minor alterations” to an existing single-family dwelling; however,
the second story area on the western elevation was completely removed and now
the framing for a much higher roof is being constructed. Our understanding is
that voluntary demolition of any nonconforming building or structure shall require

WWW.NHEH.COM

E-MAIL HQUINN@NHEH.COM

831-424-1414EXT. 219

Our File No. 30637.000

* Leslie E. Finnegan

* Charles Des Roches

PHONE 831-424-1414 FROM MONTEREY 831-372-7525 FAX 831-424-1975

333 SALINAS STREET POST OFFICE BOX2510 SALINAS, CA 93902-2510

30637\000\1465934.1 : 10252 1
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3.

The attached information confirms the roof discrepancies and approvals.

Best regards,

HeZdi/A. (QuZrvrv

Heidi A. Quinn

cc: Mamie Waffle

HAQ

30637\000\1465934. 1:102521

Brandon Swanson

October 25, 2021

Page 2

NOLAND, HAMERLY, ETIENNE & HOSS

A Professional Corporation

Planning Commission Approval. The Planning Commission

approved the Project, subject to Condition No. 33, which limited the plate height

of the legal nonconforming structure to 19’. It was clear when watching the
Planning Commission meeting that, for the reasons stated above, the Planning
Commission would not agree to raise the roofheight. Further, the roof pitch was

to be reduced to 4: 12 along the west facing portion of the residence. Were there
any further modifications or approvals by the Planning Commission after the

February 10, 2021 meeting?

that all new construction on the site meet all requirements for new buildings and

structures.

We respectfully repeat our request that work on the roof be stopped until these

issues can be resolved. We also request a meeting with City staff as soon as possible to

review the plans and the approval.

4. Failure to Send Documents. We have requested the City provide

the the Planning Commission approved plate and roof heights, as well as, confirm

the plate height and roofline height under construction, to assure the as built
heights are not in excess of the approval. We still do not have the City’s

information on the approved plate and roof heights nor a timeframe as to when the

City’s survey of the work is to be completed. We further request a copy of the

approved plan.
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On Wed, Oct 27, 2021 at 1 1 :35 AM Frank Lucido Jr. <frank@lucidosurvevors.com> wrote:

[ Hello Mamie,

What is the best way for me to obtain a copy of that letter?

I can come in to pick up a hard copy, or you can email me a PDF, or any suggestion you may have.

Please let me know, and/or feel free to contact me directly at 831-224-3686.

Sincerely,

Frank Lucido Jr.

rucKJosvrveyors.com

And I would like to obtain a copy of the Ridge Height Letter prepared for the site. I understand a letter was
submitted by Whitson Engineers, and I would like to review that letter.

LUCIDO

SURVEYORS

I am inquiring about the City of Carmel Case or Building No. 210087 located at NE Comer of Ocean & San
Antonio, APN 010253009000, approved 07/12/2021.

Frank Lucido Jr.
Professional Land Surveyor
Californio Stole License #8368

COVID-19 UPDATE: In response to governmental orders, and to protect the generalpublic, Lucido
I Surveyors continues to serve its clients by e-mail, telephone, text and social-distancedfield visits while our
i office is temporarily closed to public access.

j You may contact us through our office phone number during regular business hours at (831) 620-5032. Ifwe
: do not answer, please leave me a message and we will return your call.
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Thank you so much Mamie.

I have one more question for right now - before I review these documents:

Am I missing something, or has there been a change to the appoved height of 223.3?

COVID-19 UPDATE: In response to governmental orders, and to protect the general public, Lucido Surveyors continues to
serve its clients by e-mail, telephone, text and social-distancedfield visits while our office is temporarily closed to public
access.

You may contact us through our office phone number during regular business hours at (831) 620-5032. If we do not
answer, please leave me a message and we will return your call.

From:

Sent:

To:

Cc:

Subject:

The plans set I found shows the lower floor is more or less at the elevation Whitson confirms in their letter.
And those plans show a proposed roof ridge of 223.3.

Whitson says the roof ridge is at 224.6.

It seems to me, the roof ridge is 1.3 feet to high already, and this is even before the finihsed material is installed.

Sincerely,

Frank Lucido Jr., PLS 8368

(That might be two questions, but I'm trying to figure this out).
I’m hoping you can help.

Frank Lucido Jr. <frank@lucidosurveyors.com>

Wednesday, October 27, 2021 3:21 PM

Mamie R. Waffle

jlaurie@ci.carmel.ca.us

RE: Case or Building No. 210087

LUCIDO SURVEYORS

2 Saucito Avenue

Del Rey Oaks, CA 93940

831-620-5032

frank@lucidosurveyors.com

CONFIDENTIALITY NOTICE: The information contained in this e-mail message is privileged and confidential information. It is intended
only for the use of the individual or entity named above. If you are not the intended recipient, you are notified that any disclosure,
copying, distribution, electronic storage or use of this communication is prohibited. If you received this communication in error,
please notify us immediately by e-mail, attaching the original message, and delete the original message from your computer, and
any network to which your computer is connected. Thank you.

Attachment 8



Attorneys at Lavr A PROFESSIONAL CORPORATION

October 28, 2021
Stephen W. Pearson

AnneK. Seeker

Randy Meyenberg

Michael Masada
VIA E-MAIL BSWANSON@CI.CARMEL.CA.US

Christine G. Kemp

Timothy J. Baldwin

* Robert D. Simpson

Ana C. Toledo

* Leslie E. Finnegan

Lindsey Berg-James

Northeast Comer of Ocean Avenue and San AntonioRe:Anne Frassetto Olsen

Heidi A. Quinn
Dear Mr. Swanson:

Daniel J. Little

Ashley N. Garvey

Anthony Mendoza

Noland
HAMERLY

Etienne
Hoss

* CERTIFIED SPECIALISTIN
PROBATE, ESTATEPLANNING,

AND TRUSTLAWBY
THE CALIFORNIA BOARD OF

LEGAL SPECIALIZATION
STATE BAR OF CALIFORNIA

Brandon Swanson
Director, Community Planning and Building

City of Carmel-by-the-Sea
Carmel, CA

I am writing on behalf ofMs. Hataitip Rangthong. This letter follows previous
communications with the City ofCarmel-by-the-Sea (“City”) regarding the Planning
Commission approval of a project at the Northeast Comer of San Antonio and Ocean
Avenue (“Property”) on n February 10, 2021.

We have repeatedly expressed concerns regarding the height of the roof or ridge
line now under construction.

Yesterday, we obtained a copy of the letter by Whitson Engineers dated October
18, 2021 regarding the Ridge Height Certification. This letter confirms the ridge height
to be 224.63. This is in direct conflict with the approved plans we reviewed, which
show a proposed roof ridge of 223.3. The roofridge under construction exceeds the
approval by approximately 1 ’4”, which is before installation of the finished materials.

We have also requested a copy of the final approved plans for the project. In
response, we received a copy ofplans dated January 28, 2021 . We reiterate our request
for a copy of the official approved set ofplans and the documents referenced in the
October 18, 2021 letter. Please confirm you will provide the documents, and a timeline.

WWW.NHEH.COM

E-MAIL HQUINN@NHEH.COM

831-424-1414EXT.219

Our File No. 30637.000

Harry L. Noland

(1904-1991)

Paul M. Hamerly

(1920-2000)

Myron E. Etienne, Jr.

(1924-2016)

Peter T. Hoss

(1934-2018)

* Charles Des Roches

PHONE 831-424-1414 FROM MONTEREY 831-372-7525 FAX 831-424-1975

333 SALINAS STREET POST OFFICE BOX 2510 SALINAS, CA 93902-2510

30637\000\1 469038. 1 : 1 0282 1
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Best regards,

HeuLi/A. Qtwvtv

Heidi A. Quinn

cc: Mamie Waffle

HAQ

30637\000\1469038.1:102821

Brandon Swanson

October 28, 2021

Page 2

NOLAND, HAMERLY, ETIENNE & HOSS

A Professional Corporation

Due to the concerns regarding the ridge line, we request for the City to

immediately issue a stop work notice.
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Hello Heidi,

Thanks,

-Brandon

Please take our Customer Satisfaction Survey at:

https://www.surveYmonkev.com/rZ3L9PWYB

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, October 28, 2021 4:40 PM

Quinn, Heidi A.

Mamie R. Waffle; Kemp, Christine

Re: Request to Stop Work

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024

Getting back to you. I wanted to provide an update that we are in contact with the contractor and discussing

potential discrepancies in the subject ridge height. I will keep you posted as to the outcome of those
discussions, and will provide you another update tomorrow.
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On Thu, Oct 28, 2021 at 4:43 PM Quinn, Heidi A. <HQuinn(ajnheh.com> wrote:

Hello Brandon,

Thank you for your response.

When can we expect to obtain a copy of the official approved plans referenced in the Whitson letter?

Best Regards,

Heidi A. Quinn

, Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Serving the Central Coast Since 1928

i

; A Professional Corporation
333 Salinas Street
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Brandon,.

Please let me know how the City will proceed.

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831) 424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Serving the Central Coast Since 1928

These plans don't align with the project the Planning Commission approved in February. At that meeting, the

Commission expressly limited the plate height to 19' (Condition #33). These plans exceed the plate height. The plans

also exceed the approved roof line by more than 1'4" - without the installation of final materials. The roof is not to

exceed 23'.

Our client brought this discrepancy to the City's attention more than three weeks ago, and yet the construction

continues. The construction needs to stop. The roof needs to be lowered to the Commission-approved plans.

A Professional Corporation

333 Salinas Street

From: Quinn, Heidi A.

Sent: Friday, October 29, 2021 5:28 PM

To: ‘Brandon Swanson’

Cc: Kemp, Christine

Subject: RE: Request to Stop Work

Importance: High
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Heidi,

Take care,

-Brandon

As I mentioned, I will not be placing a stop work order on the project at this point. The reason is we are in

productive conversations with the applicant's contractor and are working through any potential modifications
that need to be made to bring the height of the ridges and plates into conformance with approved plans. Our

practice is to only issue stop work orders as a means of elevated enforcement when an applicant is not working
with the City, or in cases of immediate danger relating to life, health and safety. We have asked the contractor

to not perform any more work on the subject portion of the house while we work on a solution. This practice

allows construction on the rest of the property to continue, which helps to prevent construction projects from
languishing unfinished, which can already be a problem around town. Rest assured though, that ifwe are not

receiving cooperation from the property owner to resolve an issue, or if a dangerous situation presents itself, a

stop work order will be issued.

Please take our Customer Satisfaction Survey at:
https: / /www.survevmonkey.com/r/3L9PWYB

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson <bswanson@ci.carmel.ca.us>

Monday, November 1, 2021 3:33 PM

Quinn, Heidi A.

Kemp, Christine; Marnie R. Waffle; Bo Grunde; Jermel Laurie; Sullivan Carey-Lang

Re: Request to Stop Work - Follow up

As to your request for the additional materials, I will work with our staff to get you the approved versions

ASAP.

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

Thanks for your time on the phone just now, it was good to sort of "meet" you. Please stop by City Hall one of
these days and say hello.
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On Mon, Dec 6, 2021 at 1 1 :56 AM Quinn, Heidi A. <HQuinn(a;nheh.com> wrote:

Good morning,

We noticed that the applicant is continuing construction on the western elevation.

Has the City confirmed the applicant's compliance with Condition No. 33 regarding the restriction on plate height?

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

| P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831) 424-1975 (fax)

HQuinn@nheh.com

A Professional Corporation
333 Salinas Street
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Heidi,

-Brandon

Brandon Swanson [he, him, his]

Please take our Customer Satisfaction Survey at:

https: / /www.survevmonkev.com/r73L9PWYB

From: Brandon Swanson rmailto:bswanson(aci.carmel.ca.usl

Sent: Monday, December 6, 2021 12:02 PM

To: Quinn, Heidi A.; Marnie R. Waffle
Cc: Kemp, Christine

Subject: Re: NEC Ocean and San Antonio

Could you be a little more specific please about which part of the western elevation you're talking about? They

are allowed to work on portions of the home on the western elevation, just not the roof and ridge section that

was determined to be over height unless that work is to bring it into conformance.

As I mentioned to you last week on the phone, we have received email confirmation from the property owner

that they have ordered new structural material which will allow them to being the ridge and plate height down

to the elevation approved by the Planning Commission. When those materials come in, they will obviously
need to do work on the subject portion of the home.

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024
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Good afternoon,

Serving the Central Coast Since 1928

From:

Sent:

To:

Cc:

Subject:

Attachments:

Quinn, Heidi A.

Monday, December 6, 2021 1:55 PM

'Brandon Swanson'; Mamie R. Waffle

Kemp, Christine

RE: NEC Ocean and San Antonio

796F1 5A5-A5AA-4623-BCEE-1 3A3AF6E2978.jpeg; C4DF1 7C5-1 D29-45DE-B0F8-

AF0C72AA6292.jpeg

Heidi A. Quinn

Noland, Hamerly, Etienne s Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn(5)nheh.com

www.nheh.com

It appears that the applicant is continuing construction, which reinforces the plate height. The first photo is from

November, the second from a few days ago. I thought the plate height was going to be lowered?
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Heidi,

-Brandon

Follow Up Flag:

Flag Status:

Please take our Customer Satisfaction Survey at:

httos: / Zwww.survevmonkev.eom/r/3L9PWYB

Brandon Swanson <bswanson@ci.carmel.ca.us>

Monday, December 6, 2021 2:30 PM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine

Re: NEC Ocean and San Antonio

Follow up

Flagged

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024

I will take a look at the plate height issue. I can confirm though that they have ordered new steel beam supports

for the roof, which will get the ridge height down to the approved height. So you're client's view will be as

presented at the Planning Commission.
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Good morning Brandon,

Just following up - have you had a chance to confirm the plate height?

Serving the Central Coast Since 1928

From:

Sent:

To:

Cc:

Subject:

Quinn, Heidi A.

Tuesday, December 14, 2021 10:08 AM

'Brandon Swanson'

Mamie R. Waffle; Kemp, Christine

RE: NEC Ocean and San Antonio

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510
Salinas, CA 93902
(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com
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On Thu, Dec 16, 2021 at 9:33 AM Quinn, Heidi A. <HQuinn(hjnheh.com> wrote:

I Good morning,

Much appreciation in advance,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext 219

(831) 424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Serving the Central Coast Since 1928

A Professional Corporation
333 Salinas Street

Just checking in again. What is the status of the project? Have you confirmed the plate height? Also, what will be the
pitch of the roof? Has the applicant provided a plan for height reduction or a timeline for installation?
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Heidi,

-Brandon

a

Please take our Customer Satisfaction Survey at:
https: / /www.survevmonkey.com/r/3L9PWYB

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, December 16, 2021 10:08 AM

Quinn, Heidi A.

Mamie R. Waffle; Kemp, Christine

Re: NEC Ocean and San Antonio

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

Thanks for the nudge. To my knowledge, we have not seen revised drawings yet. Let me look into it and I will
get back to you.
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On Thu, Dec 16, 2021 at 1 1 :20 AM Quinn, Heidi A. <HQuinn(a:riheh.com> wrote:

Thank you, Brandon,

Do you know whether the plate height conforms with Condition 33?

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424- 1414 ext. 219

(831) 424-1975 (fax)

HQuinn(ctjnheh.com

www.nheh.com

Serving the Central Coast Since 1928

A Professional Corporation

333 Salinas Street
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Heidi,

Does that answer your question?

-Brandon

0

Please take our Customer Satisfaction Survey at:

https://www.surveymonkev.eom/r/3L9PWYB

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, December 16, 2021 11:32 AM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine

Re: NEC Ocean and San Antonio

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024

From:

Sent:

To:

Cc:

Subject:

My understanding in talking to Mamie is that the plate heights are not the issue. They are the same on both the

Planning approval set and the Building Permit set. The issue is the ridge height, which was caused by the

unapproved change in roofpitch by the architect. With the re-order of the steel roof elements, the ridge height

should be lowered to the approved height. We will of course have another height verification done once the

new roof is installed.
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Good evening,

Yes, the ridge height is an issue, but the plate height is as well.

Best Regards,

Serving the Central Coast Since 1928

Heidi,

Does that answer your question?

-Brandon

My understanding in talking to Mamie is that the plate heights are not the issue. They are the same on both the

Planning approval set and the Building Permit set. The issue is the ridge height, which was caused by the

unapproved change in roofpitch by the architect. With the re-order of the steel roof elements, the ridge height

should be lowered to the approved height. We will of course have another height verification done once the

new roof is installed.

From: Brandon Swanson [mailto:bswanson@ci.carmel.ca.us]

Sent: Thursday, December 16, 2021 11:32 AM

To: Quinn, Heidi A.

Cc: Marnie R. Waffle; Kemp, Christine

Subject: Re: NEC Ocean and San Antonio

From: Quinn, Heidi A.

Sent: Thursday, December 16, 2021 5:50 PM

To: 'Brandon Swanson'
Cc: Marnie R. Waffle; Kemp, Christine

Subject: RE: NEC Ocean and San Antonio

The stamped building plans and the Planning Commission plans applicant was utilizing reflect an incorrect plate height -

it appears to be nearly 20 feet. Further, to date, there hasn't been any confirmation the plate height is in conformance

with the Planning Commission's approval of Condition 33. Will that be forthcoming?

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com
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Good morning,

I'm just following up regarding the verification of the plate height per the plans.

Best Regards,

Serving the Central Coast Since 1928

Good evening,

Yes, the ridge height is an issue, but the plate height is as well.

Best Regards,

From: Quinn, Heidi A.

Sent: Thursday, December 16, 2021 5:50 PM

To: 'Brandon Swanson'

Cc: Marnie R. Waffle; Kemp, Christine
Subject: RE: NEC Ocean and San Antonio

The stamped building plans and the Planning Commission plans applicant was utilizing reflect an incorrect plate height -

it appears to be nearly 20 feet. Further, to date, there hasn't been any confirmation the plate height is in conformance

with the Planning Commission's approval of Condition 33. Will that be forthcoming?

Quinn, Heidi A.

Tuesday, December 21, 2021 10:38 AM

‘Brandon Swanson’

‘Mamie R. Waffle'; Kemp, Christine

RE: NEC Ocean and San Antonio

From:

Sent:

To:

Cc:

Subject:

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902
(831) 424-1414 ext. 219

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510
Salinas, CA 93902

(831) 424-1414 ext. 219

(83'1)424-1975 (fax)
HQuinn@nheh.com

www.nheh.com
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Hello Heidi,

Take care,

-Brandon

0

On Tue, Dec 21, 2021 at 10:38 AM Quinn, Heidi A. <HQuinnfenheh.com> wrote:

Good morning,

I'm just following up regarding the verification of the plate height per the plans.

Best Regards,

Please take our Customer Satisfaction Survey at:

httP$: I /www.surveymor>kev.COm/r/3L9PWYB

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, December 23, 2021 1 1:09 AM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine

Re: NEC Ocean and San Antonio

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

Sorry for the delay in getting back to you. We are closed starting tomorrow and will reopen on Jan 3rd. Mamie
is out of the office today. She did take a look at the plans before she left and the plate heights on the
building permit set appear to match those on the planning set that was presented to the Commission. I will let

Mamie confirm her findings when she returns in January.
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On Thu, Dec 23, 2021 at 1 1 :13 AM Quinn, Heidi A. <HQuinn(oinheh.com> wrote:

Thank you for your response

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831)424-1414 ext. 219

(831) 424-1 975 (fax)

HQuinn@nheh.com

www.nheh.com

Serving the Central Coast Since 1928

!

*

’Ihe answer is problematic. The plans presented to the Planning Commission reflected a plate height 19'9, which was

discussed by the Commission who expressly limited the plate height to 19, as reflected in Condition No. 33

A Professional Corporation

333 Salinas Street

So, again, we are requesting confirmation that the plate height at the site conforms to the Planning Commission

direction and Condition No. 33, which is noted on the Building Set.
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Thanks Heidi. I will look a little deeper into it and get back to you the first week of January.

-Brandon

On Thu, Dec 23, 2021 at 11:13 AM Quinn, Heidi A. <HOuinn@nheh.com> wrote:

Thank you for your response.

Best Regards,

Please take our Customer Satisfaction Survey at:
https: / /www.stirvevmonkev.com/r/3L9PWYB

The answer is problematic. The plans presented to the Planning Commission reflected a plate height 19'9, which was

discussed by the Commission who expressly limited the plate height to 19, as reflected in Condition No. 33.

So, again, we are requesting confirmation that the plate height at the site conforms to the Planning Commission

direction and Condition No. 33, which is noted on the Building Set.

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, December 23, 2021 1 1:44 AM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine

Re: NEC Ocean and San Antonio

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

0
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Good morning,

Best Regards,

Serving the Central Coast Since 1928

Thanks Heidi. I will look a little deeper into it and get back to you the first week of January.

-Brandon

From: Brandon Swanson [mailto:bswanson@ci.carmel.ca.us]

Sent: Thursday, December 23, 2021 11:44 AM

To: Quinn, Heidi A.

Cc: Mamie R. Waffle; Kemp, Christine

Subject: Re: NEC Ocean and San Antonio

Quinn, Heidi A.

Monday, January 10, 2022 9:12 AM

'Brandon Swanson'

Marnie R. Waffle; Kemp, Christine

RE: NEC Ocean and San Antonio

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

I'm just following up on the plate height confirmation. Have the measurements been confirmed per my comments
below?
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Importance: High

Good afternoon,

I'm just following up with my voicemail earlier today.

Please confirm you will issue a stop work notice until the plate height is confirmed.

Best Regards,

Serving the Central Coast Since 1928

From:

Sent:

To:

Cc:

Subject:

Attachments:

Please see the attached photos depicting the plate height timeline and the current plate height. The Planning

Commission's approval of the project was subject to Condition No. 33, which limited the plate height to 19 feet. The

Commission was adamant the plate height could not exceed the current height of 19 feet given the legal nonconforming

status of the property. As the pictures show, this condition is not being met; the current project plate height is too

high. This is not insignificant or substantial compliance and is contrary to the approval.

Since November, we have repeatedly asked the City to confirm the plate height. We now ask the work be stopped

until the City can confirm the plate height - particularly since we have a three day weekend ahead in which the work

could be completed prior to verifying the plate height.

Quinn, Heidi A.

Friday, January 14, 2022 1:47 PM

'Brandon Swanson'; Marnie R. Waffle

Kemp, Christine

FW: FW: NEC Ocean and San Antonio

82522489-F883-4FD2-98B3-D4D0DEEC03BC.jpeg; 88DDA75F-1 30A-4F4C-

BBE0-12151D56CF9C.jpeg

Heidi A. Quinn

Noland, Hamerly, Etienne 8 Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219
(831) 424-1975 (fax)

HQuinnfajnheh.com
www.nheh.com

Attachment 8



HEIGHT CHANGE TIME LINE: MAY - AUGUST 2021

nt

n

*4

£

I

JO?V

I
H

h**

•rt1

- >

g

iMmia
nmraiw

II ->»—

—

Tl

New northwest wall with

new increased plate height

West side roof and northwest

wall has been taken out.

Demolition work on

west side of the property

"^AugEst §07202^
’ 8

;< il

I ' °
s

It A |

I K

" I

is
ilHH

I II

pflF -

Removal of roof on residence

west side in progress.

* old plate height

Attachment 8



MM

ENT PIATT HEIGHT

ORIGINAL PLATE HEIGHT- j

I

h

¥

*

as

V Jt Z \

4

,

Attachment 8



We reiterate our request for a stop work order pending confirmation of the plate height.

Best Regards,

Serving the Central Coast Since 1928

Good afternoon,

Best Regards,

It has been more than three months since we first raised the issue of the nonconforming ridge and plate height, and yet,

the City has not provided confirmation the project conforms to the Planning Commission approval.

From:

Sent:

To:

Cc:

Subject:

We understand work continues on the roof despite our request for a stop work order. What is the status of our

request?

I left another voicemail message for you yesterday but have not heard back from you regarding the plate height. Do

you have any additional information?

Quinn, Heidi A.

Wednesday, January 19, 2022 3:06 PM

'Brandon Swanson'; 'Mamie R. Waffle'

Kemp, Christine

RE: FW: NEC Ocean and San Antonio

From: Quinn, Heidi A.

Sent: Wednesday, January 19, 2022 2:17 PM

To: 'Brandon Swanson'; 'Marnie R. Waffle'

Cc: Kemp, Christine

Subject: RE: FW: NEC Ocean and San Antonio

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com
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Heidi,

-Brandon

On Wed, Jan 19, 2022 at 3:06 PM Quinn, Heidi A. <HOuinn@nheh.com> wrote:

We reiterate our request for a stop work order pending confirmation of the plate height.

Please take our Customer Satisfaction Survey at:

https: / /www.surveymonkev.com /r/3L9PWYB

We understand work continues on the roof despite our request for a stop work order. What is the status of our

request?

It has been more than three months since we first raised the issue of the nonconforming ridge and plate height, and

yet, the City has not provided confirmation the project conforms to the Planning Commission approval.

Brandon Swanson <bswanson@ci.carmel.ca.us>

Wednesday, January 19, 2022 3:28 PM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine

Re: FW: NEC Ocean and San Antonio

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831) 620-2024

Thanks for your email, and I appreciate your patience on this one. I will gather the information pulled

together regarding the plate height surveyed, which I believe was previously sent to you, relative to the

height approved by the Planning Commission, which I believe was also sent to you, and send it to you in one

email no later than tomorrow by noon.
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Good morning,

The Whitson report listed the following elevations:

We would like to see any information you have that the project is in compliance.

Best Regards,

Serving the Central Coast Since 1928

Heidi,

From: Brandon Swanson [mailto:bswanson@ci.carmel.ca.us]

Sent: Wednesday, January 19, 2022 3:28 PM

To: Quinn, Heidi A.

Cc: Marnie R. Waffle; Kemp, Christine

Subject: Re: FW: NEC Ocean and San Antonio

PT. NO.

206

1026

1025

ELEV

200.93

220.209

200.37

BENCHMARK (This point is in the street - it's the project benchmark)

TOP PLATE BEAM *P (This appears to be the top of plate)

CONC SLAB LOWER (This appears to be the lower floor elevation)

Quinn, Heidi A.

Thursday, January 20, 2022 8:40 AM

’Brandon Swanson’

Marnie R. Waffle; Kemp, Christine

RE: FW: NEC Ocean and San Antonio

From:

Sent:

To:

Cc:

Subject:

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831) 424-1975 (fax)

HQuinn(qjnheh.com
www.nheh.com

Yes, we already have information regarding the survey and Planning Commission approval, which is why we have

repeatedly requested a physical confirmation that the project's plate height is only 19', as approved by the Planning

Commission. The Commission was very clear that there was not to be expansion of a legal non-conforming use.

Under these calculations (220.209-200.93), the plate height would be 19.84 or 19 feet 10 inches above the floor. That is

well beyond the approval.
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Good afternoon Brandon,

Were you able to schedule a survey of the Project?

Best Regards,

Serving the Central Coast Since 1928

As we have discussed, the Planning Commission approval set specific parameters for both the plate height and the ridge
height for the Project considering its location and its legal non-conforming status.

I've attached a photo that may help clarify the importance of the plate height. As the red line indicates, a higher plate

height affects the pitch of the roof and impacts the view of the beach/sand.

From:

Sent:

To:

Cc:

Subject:

Attachments:

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street
P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219
(831)424-1975 (fax)

HQuinn@nheh.com
www.nheh.com

Quinn, Heidi A.

Friday, January 21, 2022 4:34 PM

'Brandon Swanson'; Marnie R. Waffle

Kemp, Christine

Plate Height - Illustration

0AFFB30E-30F8-49A8-B26D-5D1C554654F5.jpeg
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Good afternoon Brandon,

Just following up. Any progress?

i Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424 -1414 ext. 219

(831) 424-1 975 (fax)

HQuinn@nheh.com

www.nheh.com

' Heidi,

Sent from my iPhone, please excuse brevity or typos.

A Professional Corporation
333 Salinas Street

From: Quinn, Heidi A.
Sent: Tuesday, January 25, 2022 11:33 AM

i To: 'bswanson@ci.carmel.ca.us'
i Subject: Status of Survey?

Serving the Central Coast Since 1528

From: bswanson@ci.carmel.ca.us fmailto : bswanson@ci .carmel . ca . usl' Sent: Friday, January 21, 2022 4:47 PM
i To: Quinn, Heidi A.
• Cc: Marnie R. Waffle; Kemp, Christine
. Subject: Re: Plate Height - Illustration

I’m happy to report that I just heard back from the property owner and they will be having the survey doneMonday of next week. I will share when we have the info.
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On Thu, Jan 27, 2022 at 5:08 PM Quinn, Heidi A. <HQuinnfenheh.com> wrote:

Good evening,

I'm just following up regarding the plate height. To you have any information you can share?

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

(831) 424-1 975 (fax)

HQuinn@nheh.com

www.nheh.com

. Serving the Central Coast Since 1928

Good afternoon Brandon,

Just following up. Any progress?

Salinas, CA 93902

(831) 424-1414 ext. 219

A Professional Corporation
333 Salinas Street

From: Quinn, Heidi A.
Sent: Tuesday, January 25, 2022 11:33 AM
To: ’bswanson@ci.carmel.ca.us'
Subject: Status of Survey?
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Hello Heidi, I haven't seen the survey yet. I will ask for a status.

Take care,

-Brandon

='

Please take our Customer Satisfaction Survey-

On Thu, Jan 27, 2022 at 5:08 PM Quinn, Heidi A. <HQuinnfenheh.com> wrote:

Good evening,

I'm just following up regarding the plate height. To you have any information you can share?

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

From:

Sent:

To:

Subject:

A Professional Corporation
333 Salinas Street

Brandon Swanson <bswanson@ci.carmel.ca.us>

Thursday, January 27, 2022 5:28 PM

Quinn, Heidi A.

Re: Status of Survey,?

Brandon Swanson [he, him, his]
Director, Community Planning and Building

City of Carmel-by-the-Sea
(831)620-2024
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Thank you, Brandon.

Have a good evening.

Serving the Central Coast Since 1928

Hello Heidi, I haven't seen the survey yet. I will ask for a status.

Take care,

-Brandon

Please take our Customer Satisfaction Survey.

On Thu, Jan 27, 2022 at 5:08 PM Quinn, Heidi A. <HQuinn(a-nheh.com> wrote:

Good evening,

From: Brandon Swanson [mailto:bswanson(aci.carmel.ca.usl
Sent: Thursday, January 27, 2022 5:28 PM
To: Quinn, Heidi A.

Subject: Re: Status of Survey?

Quinn, Heidi A.

Thursday, January 27, 2022 5:35 PM

'Brandon Swanson'

RE: Status of Survey?

From:

Sent:

To:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building
City of Carmel-by-the-Sea

(831)620-2024

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street
P.O. Box 2510

Salinas, CA 93902

(831) 424-1 41 4 ext. 219
(831)424-1975 (fax)

HQuinn@nheh.com

www.nhen.com
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Good afternoon,

Just checking in again. Any updates?

Serving the Central Coast Since 1928

Thank you, Brandon.

Have a good evening.

Serving the Central Coast Since 1928

From:

Sent:

To:

Subject:

From: Quinn, Heidi A.

Sent: Thursday, January 27, 2022 5:35 PM
To: 'Brandon Swanson'

Subject: RE: Status of Survey?

Quinn, Heidi A.

Monday, January 31, 2022 4:06 PM

‘Brandon Swanson'

RE: Status of Survey?

Heidi A. Quinn

Noland, Hamerly, Etienne 8 Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1 41 4 ext. 219

(831) 424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510

Salinas, CA 93902
(831) 424-1414 ext. 219
(831)424-1975 (fax)
HQuinn@nheh.com

www.nheh.com
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As of Friday, the survey was complete but they were awaiting the report. I will keep you posted.

Take care,

-Brandon

Please take our Customer Satisfaction Survey.

On Mon, Jan 31, 2022 at 4:06 PM Quinn, Heidi A. <HQuinnfenheh.com> wrote:

Good afternoon,

Just checking in again. Any updates?

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

S

From:

Sent:

To:

Subject:

A Professional Corporation
333 Salinas Street

Brandon Swanson <bswanson@ci.carmel.ca.us>

Monday, January 31, 2022 4:07 PM

Quinn, Heidi A.

Re: Status of Survey?

Brandon Swanson [he, him, his]
Director, Community Planning and Building
City of Carmel-by-the-Sea
(831)620-2024
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Good morning,

Best Regards,

Serving the Central Coast Since 1928

As ofFriday, the survey was complete but they were awaiting the report. I will keep you posted.

Take care,

-Brandon

From: Brandon Swanson [mailto:bswanson@ci.carmel.ca.us]

Sent: Monday, January 31, 2022 4:07 PM

To: Quinn, Heidi A.

Subject: Re: Status of Survey?

Quinn, Heidi A.

Wednesday, February 2, 2022 11:07 AM

Brandon Swanson

Kemp, Christine; Marnie R. Waffle

RE: Status of Survey?

From:

Sent:

To:

Cc:

Subject:

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street
P.O. Box 2510

Salinas, CA 93902

(831) 424-1 41 4 ext. 219

(831) 424-1 975 (fax)

HQuinn@nheh.com

www.nheh.com

I'm just following up. It appears the roof construction is progressing. Do you have any information on the plate height
or status of the survey?
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Hello Heidi,

I still have not received the report from the property owner. I will ping them now.

-Brandon

0

Please take our Customer Satisfaction Survey.

On Wed, Feb 2, 2022 at 1 1 :07 AM Quinn, Heidi A. <HQuinnfanheh.com> wrote:

Good morning,

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

P.O. Box 2510

A Professional Corporation
333 Salinas Street

I'm just following up. It appears the roof construction is progressing. Do you have any information on the plate height

or status of the survey?

Brandon Swanson <bswanson@ci.carmel.ca.us>

Wednesday, February 2, 2022 1:33 PM

Quinn, Heidi A.

Kemp, Christine; Marnie R. Waffle

Re: Status of Survey?

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]
Director, Community Planning and Building
City of Carmel-by-the-Sea

(831)620-2024
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Heidi,

I will confer with my team and get back to you soon regarding next steps.

Take care,

-Brandon

Please take our Customer Satisfaction Survey.

-Brandon

Please take our Customer Satisfaction Survey.

On Wed, Feb 2, 2022 at 1 :32 PM Brandon Swanson <bswanson@ci.carmel.ca.us> wrote:

Hello Heidi,

Brandon Swanson <bswanson@ci.carmel.ca.us>

Wednesday, February 2, 2022 1:51 PM

Quinn, Heidi A.

Kemp, Christine; Marnie R. Waffle; Jermel Laurie

Re: Status of Survey?

2022-0127 Ridge Certification.pdf

From:

Sent:

To:

Cc:

Subject:

Attachments:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea
(831)620-2024

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024

a

a

I still have not received the report from the property owner. I will ping them now.

I'm sorry, I spoke too soon. Looks like this came in at the end of yesterday while I was in City Council. I had

not gotten to my emails from yesterday afternoon yet. Based on the calculations in this survey, it appears that

the top of the plate is at 19.3 feet above the base elevation point of 200.93 (220.23 plate elevation - 200.93 base

elevation = 19.30). The 0.3 foot difference represents 3.6 inches in excess of 19 feet.
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Good morning Brandon,

Why is your calculation originating from the project benchmark elevation 200.93 feet?

Also attached, is a synopsis of the plans and measurements that relate to the measured 19.86' plate height.

Further, we cannot locate Sheet Cl.l of the Civil Plans, dated 5/17/2021. Please provide this to us.

We look forward to your reply.

Serving the Central Coast Since 1928

From:

Sent:

To:

Cc:

Subject:

Attachments:

Calculating plate height from the finished grade at Point 1025 (200.371), to the plate height of 220.23 (Point 1040 set

forth in Whitson's dated January 28, 2022), the plate height is actually 19.86, which exceeds the City's approval by over

10 inches (220.23-200.37 = 19.86' = 19'10.3") A 10" height difference between what was approved and permitted at

19', is not inconsequential.

Attached are the height measurement criteria obtained from the City's information page. It clearly states that height is

measured from existing or finished grade, whichever is lower. Accordingly, per the City rules, the plate height should be

measured from Point 1025 elevation 200.371, as set forth in Whitson's Report dated October 18, 2021, which is

elevation of the finished grade at the "concrete slab lower".

Quinn, Heidi A.

Thursday, February 3, 2022 11:49 AM

'Brandon Swanson'; Marnie R. Waffle

Kemp, Christine

Height Calculations

City Height Limits (01522581xE4B5B).jpeg; Height Calculation V2

(01522560xE4B5B).jpeg

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com

Can you please clarify the City's calculation of plate height you sent yesterday? Your plate height measurement was

from the project benchmark elevation of 200.93. We question this calculation.
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Height limitations are summarized below:

R-l-PO District
R-l-BR District

R-l District

1*
Number of Stories Allowed 22

18 feet18 feet
Roof Height of 1st Story 18 feet

12 feet

Plate Height of 1st Story 12 feet 12 feet

Roof Height of 2nd Story
24 feet*18 feet24 feet

Plate Height of 2nd Story
18 feet*18 feet18 feet

fl

Measuring Height: The height of a building is measured as the plumb vertical distance from

existing or finished grade (whichever is lower) to the highest point on the roof.

Max Roof

Height.

1 Story

Max Roof

Height.

2nd Story.
Max Roof

Height.

2nd Sj

f
2nd Story

Plate

Height

i^ry.

*R-1-PO (Park Overlay) District: The Planning Commission may grant a 2nd story if determined

that the height will not negatively affect the nearby park or open space.

1 Story

Plate

Height
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HEIGHT CALCULATION
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High
Importance:

Good evening Brandon,

Best Regards,

Serving the Central Coast Since 1928

Good morning Brandon,

We would like to schedule a meeting with you as soon as possible to discuss the calculations and the Whitson

Reports. What is your availability for a meeting?

From: Quinn, Heidi A.

Sent: Thursday, February 3, 2022 11:49 AM

To: 'Brandon Swanson'; Mamie R. Waffle

Cc: Kemp, Christine

Subject: Height Calculations

Can you please clarify the City's calculation of plate height you sent yesterday? Your plate height measurement was

from the project benchmark elevation of 200.93. We question this calculation.

Attached are the height measurement criteria obtained from the City's information page. It clearly states that height is

measured from existing or finished grade, whichever is lower. Accordingly, per the City rules, the plate height should be

Quinn, Heidi A.

Thursday, February 3, 2022 6:32 PM

Brandon Swanson; Marnie R. Waffle

Kemp, Christine

Meeting Request

From:

Sent:

To:

Cc:

Subject:

I have not heard back from you regarding this email or my voicemail, and construction on the project continues. As you

know, we have been seeking clarification as to the approved plate height since October 2021 and still do not have

confirmation that this project is in compliance with the Planning Commission approval. There appears to be a significant

discrepancy.

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com
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Heidi,

-Brandon

Please take our Customer Satisfaction Survey.

On Thu, Feb 3, 2022 at 6:32 PM Quinn, Heidi A. <HQuinn@nheh.com> wrote:

Good evening Brandon,

Best Regards,

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

I do my best to get back to people the same day, but was not able to respond to you yesterday How does next

Wednesday at 9am work for you?

I have not heard back from you regarding this email or my voicemail, and construction on the project continues. As you

know, we have been seeking clarification as to the approved plate height since October 2021 and still do not have

confirmation that this project is in compliance with the Planning Commission approval. There appears to be a

significant discrepancy.

We would like to schedule a meeting with you as soon as possible to discuss the calculations and the Whitson

Reports. What is your availability for a meeting?

Brandon Swanson <bswanson@ci.carmel.ca.us>

Friday, February 4, 2022 10:26 AM

Quinn, Heidi A.

Marnie R. Waffle; Kemp, Christine

Re: Meeting Request

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]
Director, Community Planning and Building

City of Carmel-by-the-Sea

(831)620-2024
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Brandon,

If there is no stop work in place today, you are forcing our client to pursue legal recourse.

Serving the Central Coast Since 1928

Heidi,

We sent a very clear message yesterday with why the plate height is wrong. We have been raising this

issue for months. Please confirm today that the plate height is 10 inches over what was approved and

what the City intends to do.

From: Brandon Swanson [~mailto:bswanson@ci.carmel.ca.us1

Sent: Friday, February 4, 2022 10:26 AM

To: Quinn, Heidi A.

Cc: Marnie R. Waffle; Kemp, Christine

Subject: Re: Meeting Request

I do my best to get back to people the same day, but was not able to respond to you yesterday. How does next

Wednesday at 9am work for you?

Kemp, Christine

Friday, February 4, 2022 1 1:06 AM

'Brandon Swanson'; Quinn, Heidi A.

Marnie R. Waffle

RE: Meeting Request

From:

Sent:

To:

Cc:

Subject:

Wednesday is too late as the work continues today. We need to have them stop work until this is

sorted out.

(tyniatwe

Christine G. Kemp

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93901

(831) 424-1414 ext. 271

(831) 424-1975 (fax)

ckemp@>nheh.com

www.nheh.com
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Christine,

-Brandon

0='

Please take our Customer Satisfaction Survey.

On Fri, Feb 4, 2022 at 1 1 :06 AM Kemp, Christine <CKemp@jiheh.com> wrote:

Brandon,

If the property owner wished to keep the plates in excess of 19 feet, they will need to apply for an
amendment to their permit. We will process that application accordingly.

Wednesday is too late as the work continues today. We need to have them stop work until this is

sorted out.

We sent a very clear message yesterday with why the plate height is wrong. We have been raising

this issue for months. Please confirm today that the plate height is 10 inches over what was approved

and what the City intends to do.

Brandon Swanson <bswanson@ci.carmel.ca.us>

Friday, February 4, 2022 11:17AM

Kemp, Christine

Quinn, Heidi A.; Marnie R. Waffle

Re: Meeting Request

From:

Sent:

To:

Cc:

Subject:

Brandon Swanson [he, him, his]

Director, Community Planning and Building

City of Carmel-by-the-Sea

(831 ) 620-2024

I need to take another look at the plans with my team because we came up with a different number than Heidi,
and will do that before we meet. I can confirm that the plate height is higher than 19 feet, but I cannot confirm
the exact number yet. I have asked the property owner to stop work on that portion of the home until we are
able to resolve the issue with the plate height. I can move a couple things around and meet at 2:00pm on
Tuesday. Will that work for you?
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Brandon,

Please confirm they will stop work now.

Serving the Central Coast Since 1928

Christine,

From:

Sent:

To:

Cc:

Subject:

From: Brandon Swanson [mailto:bswanson@ci.carmel.ca.us]

Sent: Friday, February 4, 2022 11:17 AM

To: Kemp, Christine

Cc: Quinn, Heidi A.; Marnie R. Waffle

Subject: Re: Meeting Request

Kemp, Christine

Friday, February 4, 2022 11:31 AM

Brandon Swanson

Quinn, Heidi A.; Marnie R. Waffle

RE: Meeting Request

Thank you for your quick reply. Please confirm they will stop work until this sorted out. While it was

our understanding they were already under an order to stop work on the roof, the work has been

continuing. If we can be assured that the work will stop, then Tuesday at 2:00 should be ok, but if the

work does not stop, our client needs to seek relief to protect herself so the building stops.

(tyniatwe

Christine G. Kemp

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93901

(831) 424-1414 ext. 271

(831) 424-1975 (fax)

ckemp(a>nheh.com

www.nheh.com

I need to take another look at the plans with my team because we came up with a different number than Heidi,

and will do that before we meet. I can confirm that the plate height is higher than 19 feet, but I cannot confirm

the exact number yet. I have asked the property owner to stop work on that portion of the home until we are

able to resolve the issue with the plate height. I can move a couple things around and meet at 2:00pm on
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Brandon,

The work continues on the roof today - see attached photo.

PLEASE have them stop work until this is sorted out. And PLEASE confirm the will comply.

Thank you,

Serving the Central Coast Since 1928

Brandon,

Please send confirmation that work will stop today and not start until we have the additional

information and we know what will occur with the City.

From:

Sent:

To:

Cc:

Subject:

Attachments:

From: Kemp, Christine

Sent: Friday, February 4, 2022 11:31 AM

To: 'Brandon Swanson'

Cc: Quinn, Heidi A.; Marnie R. Waffle

Subject: RE: Meeting Request

Kemp, Christine

Friday, February 4, 2022 12:17 PM

'Brandon Swanson'

Quinn, Heidi A.; 'Marnie R. Waffle'

RE: Meeting Request

8FA098A9-860C-45B2-8BCC-859AA5DE9371.jpeg

(tyiiatute

Christine G. Kemp

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93901

(831) 424-1414 ext. 271

(831) 424-1975 (fax)

ckemptanheh.com

www.nheh.com
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Christine,

Sent from my iPhone, please excuse brevity or typos.

On Feb 4, 2022, at 12:16 PM, Kemp, Christine <CKemp@nheh.com> wrote:

Brandon,

The work continues on the roof today - see attached photo.

Thank you,

PLEASE have them stop work until this is sorted out. And PLEASE confirm the will

comply.

From:

Sent:

To:

Cc:

Subject:

Please send confirmation that work will stop today and not start until we have the

additional information and we know what will occur with the City.

bswanson@ci.carmel.ca.us

Friday, February 4, 2022 12:37 PM

Kemp, Christine

Quinn, Heidi A.; Marnie R. Waffle

Re: Meeting Request

(tytidtute

Christine G. Kemp

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93901

(831) 424-1414 ext. 271

(831) 424-1975 (fax)

ckemp<a>nheh.com

I just talked to the property owner and confirmed that they will stop work on the portion of the project related to

this roof and plate height issue. They have been asked to stop until the plate height issue is resolved. As we do

with other projects in town, we will allow them to keep working on other areas of the site. If they do not

comply, and continue to work on the area designated to stop, then we would issue a stop work order on the

entire job site.
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Brandon,

Thank you,

Serving the Central Coast Since 1928

Christine,

Thank you for the stop work confirmation. I know our client will be watching, so hopefully, all goes

well.

If the work is stopped, your original suggested meeting on Wednesday at 9:00 should be fine. Was

that to be in person or by Zoom? If you can confirm, I will confirm your meeting with Heidi and Ms.

Rangthong.

It would also be helpful if you can let us know what you find regarding the plate height related to the

detailed information we provided yesterday.

From: bswanson@ci.carmel.ca.us [mailto:bswanson@ci.carmel.ca.us]

Sent: Friday, February 4, 2022 12:37 PM

To: Kemp, Christine

Cc: Quinn, Heidi A.; Mamie R. Waffle

Subject: Re: Meeting Request

Kemp, Christine

Friday, February 4, 2022 12:52 PM

'bswanson@ci.carmel.ca.us'

Quinn, Heidi A.; Mamie R. Waffle

Stop work confirmation

From:

Sent:

To:

Cc:

Subject:

(tyii&tine

Christine G. Kemp

Noland, Hamerly, Etienne & Hoss
A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93901

(831) 424-1414 ext. 271

(831) 424-1975 (fax)

ckemp(anheh.com

www.nheh.com
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Good morning Brandon,

Why is your calculation originating from the project benchmark elevation 200.93 feet?

Also attached, is a synopsis of the plans and measurements that relate to the measured 19.86' plate height.

Further, we cannot locate Sheet Cl.l of the Civil Plans, dated 5/17/2021. Please provide this to us.

We look forward to your reply.

Serving the Central Coast Since 1928

From:

Sent:

To:

Cc:

Subject:

Attachments:

Attached are the height measurement criteria obtained from the City's information page. It clearly states that height is

measured from existing or finished grade, whichever is lower. Accordingly, per the City rules, the plate height should be

measured from Point 1025 elevation 200.371, as set forth in Whitson's Report dated October 18, 2021, which is

elevation of the finished grade at the "concrete slab lower".

Calculating plate height from the finished grade at Point 1025 (200.371), to the plate height of 220.23 (Point 1040 set

forth in Whitson's dated January 28, 2022), the plate height is actually 19.86, which exceeds the City's approval by over

10 inches (220.23 - 200.37 = 19.86' = 19'10.3") A 10" height difference between what was approved and permitted at
19', is not inconsequential.

Quinn, Heidi A.

Thursday, February 3, 2022 1 1:49 AM

'Brandon Swanson'; Marnie R. Waffle

Kemp, Christine

Height Calculations

City Height Limits (01522581xE4B5B).jpeg; Height Calculation V2

(01522560xE4B5B).jpeg

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss
A Professional Corporation
333 Salinas Street

P.O. Box 2510
Salinas, CA 93902

(831) 424-1414 ext. 219
(831)424-1975 (fax)
HQuinn@nheh.com
www.nheh.com

Can you please clarify the City's calculation of plate height you sent yesterday? Your plate height measurement was
from the project benchmark elevation of 200.93. We question this calculation.
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Height limitations are summarized below:

R-l-PO District
R-l-BR District

R-l District

1*
Number of Stories Allowed 22

18 feet18 feet
Roof Height of 1st Story 18 feet

12 feet

Plate Height of 1st Story 12 feet 12 feet

Roof Height of 2nd Story
24 feet*18 feet24 feet

Plate Height of 2nd Story
18 feet*18 feet18 feet

fl

Measuring Height: The height of a building is measured as the plumb vertical distance from

existing or finished grade (whichever is lower) to the highest point on the roof.

Max Roof

Height.

1 Story

Max Roof

Height.

2nd Story.
Max Roof

Height.

2nd Sj

f
2nd Story

Plate

Height

i^ry.

*R-1-PO (Park Overlay) District: The Planning Commission may grant a 2nd story if determined

that the height will not negatively affect the nearby park or open space.

1 Story

Plate

Height
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HEIGHT CALCULATION
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High
Importance:

Good evening Brandon,

Best Regards,

Serving the Central Coast Since 1928

Good morning Brandon,

We would like to schedule a meeting with you as soon as possible to discuss the calculations and the Whitson

Reports. What is your availability for a meeting?

From: Quinn, Heidi A.

Sent: Thursday, February 3, 2022 11:49 AM

To: 'Brandon Swanson'; Mamie R. Waffle

Cc: Kemp, Christine

Subject: Height Calculations

Can you please clarify the City's calculation of plate height you sent yesterday? Your plate height measurement was

from the project benchmark elevation of 200.93. We question this calculation.

Attached are the height measurement criteria obtained from the City's information page. It clearly states that height is

measured from existing or finished grade, whichever is lower. Accordingly, per the City rules, the plate height should be

Quinn, Heidi A.

Thursday, February 3, 2022 6:32 PM

Brandon Swanson; Marnie R. Waffle

Kemp, Christine

Meeting Request

From:

Sent:

To:

Cc:

Subject:

I have not heard back from you regarding this email or my voicemail, and construction on the project continues. As you

know, we have been seeking clarification as to the approved plate height since October 2021 and still do not have

confirmation that this project is in compliance with the Planning Commission approval. There appears to be a significant

discrepancy.

Heidi A. Quinn

Noland, Hamerly, Etienne & Hoss

A Professional Corporation

333 Salinas Street

P.O. Box 2510

Salinas, CA 93902

(831) 424-1414 ext. 219

(831)424-1975 (fax)

HQuinn@nheh.com

www.nheh.com
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EXHIBIT D
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Plate Height (lst/2nd) 12'/18'

Setbacks Minimum Required

15'Front

20' (25%)Composite Side Yard

Side Yard 3'

Street Side Yard

Rear

Site Considerations

Floor Area

Basement Bonus

Basement Incentive

Site Coverage

Trees (Upper/Lower)

PROJECT DATA FOR AN 8,000 SQUARE FOOT SITE

Allowed

2,960 SF (37%)

100 SF

284 SF

651 SF/971 SF

’ 5/4

Proposed (DS 20-323)

3,175 SF

100 SF

257 SF

1,950 SF

0/0

23' (residence)

10'-9" (garage)

19'-9" (residence)

10'-9" (garage)

Proposed

48' residence

5' garage

14'-6"

North: 7'

North (garage): 3'

South: 2'-6"

East: 5'

Ridge Height (i=72nd)**

Existing (DS 15-322)

3,175 SF

100 SF

257 SF

1,961 SF

0/0

23' (residence)

12'-6" (garage)

18'-6" (residence)

7' -9" (garage)

Existing (DS 15-322)

48' residence

5' -5" garage

14'-6"

North: 7'

North (garage): 3'-6"

South: 2'-6"

East: 5'

*The rear setback is three feet for those portions ofstructures less than 15 feet in height.

** Park Overlay District: Projects ofmore than one-story or over 18' in height reguire Planning Commission approval

(CMC 17. 20. 100. C). Approvals granted under this section (CMC 17. 20. 110.A) shall not violate any height limits

establishedfor the property by the underlying zoning district or any other overlay districts (CMC 17. 20. 110.A. 3).

** Beach & Riparian District: All proposed construction shall be limited to a height of 18' above existing orfinished

grade whichever results in a lower height (CMC 17. 20. 160. B. 3, Height).

5(

15'/3'*
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From: Lindamarie Rosier  
Date: Mon, Mar 7, 2022 at 4:40 PM 
Subject: Re: Ulrika Plaza ~PLEASE SHARE WITH PLANNING COMMISSION! 
To: <bswanson@ci.carmel.ca.us> 
 

 

Dear Brandon, 

 

Unfortunately, I am not available to attend Wednesday’s meeting, in person or by zoom. 

However, as a resident of Carmel who lives on Dolores a few blocks north, I certainly 

would like to give input on decisions that lie ahead for this project. 

 

Overall, the first design by Pastor was much more charming than the second. It is my 

hope and of other Carmelites that more of the initial design by Pastor be retained. 

 

In my opinion: 

#1. the courtyard is a nice addition 

#2. sadly, the Tudor style frontage is gone 

#3. sadly, the Mediterranean architecture is gone 

 

Mr. Pastor’s original design truly enhanced the essence of the charm of Carmel. I 

attended the meeting he held for residents. Both he and his design were very well 

received. I am sure he was totally aghast with the Commission throwing his work back 

in his face. Carmel is indeed blessed that he did not walk from the project. 

 

I support Mr. Pastor’s first architectural design with modifications. I like the look of 

separate buildings. The Mediterranean and Tudor styles need to be put back on the 

plans as they create that charm which is so important to our town. 

 

Thank you, Brandon, for taking the time to read this. I’ve heard nothing but good things 

about you and your “TLC” for Carmel. So appreciate your work. 

 

Sincerely, 

Lindamarie Rosier 

Carmel Visitor Center Volunteer 
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VICTORIA BEACH r.a.fl0016198/ma10259 • box 1244 carmel by the sea ca 93921 • vebeach@gmail.com 

Dear Planning Commissioners,        7 March 2022 

Thank you, as always, for your dedication to our village and your respect for the design regulations that 
preserve and enhance it for all of us.  The current “Ulrika Plaza” proposal before you unfortunately does not 
yet show the same respect: it remains in direct violation of numerous principles enshrined in our laws. 

As you know and as the staff report re-iterates, Carmel’s Design Guidelines and your own analysis of them 
have the force of law.  This is because following the Guidelines is required by our Municipal Code; in fact, 
many of their principles are enshrined in both documents, as you will see below.  In other words, city officials 
determine compatibility with these principles, but the principles are not optional. 

CMC 17.58.010.6.  Encourage originality and invention so long as the results encompass the unifying 
values of human scale and the use of natural materials and their role in preserving 
village character and avoid out-of-scale or bizarre building forms or incompatible 
design.  

CMC 17.14.090. …The City has consciously chosen architectural eclecticism and encourages 
originality and invention so long as the results encompass the unifying values of human 
scale and the use of natural materials and their role in preserving village character. (Ord. 
2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004). 

These two clauses in the Municipal Code introduce the forward-looking stylistic approach that is legally 
required in all Commercial Districts to “consciously” create an evolving eclecticism in the downtown that is 
not required elsewhere in the village. 

CDG III.A.2.  New buildings should not imitate styles of the past but strive to achieve compatibility 
with the old. 

The proposal blatantly attempts to imitate a variety of faux Victorian and neo-colonial styles.  This historical 
imitation is certainly not sanctioned in any commercial district.  Nor, is this particular east-coast approach 
relevant to coastal California.  Moreover, the proposal, with its oversized fenestration, patchwork of 
materials, and Disney strip-mall facades, does not even imitate its chosen “styles” with integrity and 
authenticity — violating perhaps the key architectural principle running through all Carmel regulations. 

CDG III.A.4.  Adding a new design element in order to create a separate business identity is 
inappropriate if it breaks the basic lines, materials and concept of a building or imposes 
a hodgepodge of design elements. 

The proposal currently consists of one oversized building mis-labelled as “three” buildings and  
architecturally expressed as six buildings.  The hodgepodge nature of design elements can be seen 
throughout, with abrupt and colliding changes of color, siding materials, roof materials, detailing, and the 
like.  When the number of buildings on this site is actually settled, each actual building must maintain its own 
“basic lines, materials, and concept.” 

17.14.220.B.1.  Special Design Topics. Roofing materials shall be selected that are consistent with the 
design character of the buildings on which they are placed. Roofing materials should be 
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consistent in color and composition on each roof plane of the building and on the 
roofs of each building within a single complex or courtyard. 

The clashing roof shapes and materials of this proposal are in flagrant violation of the Municipal Code. 

CDG III.A.7.  Roof forms should be complete and not present false fronts. 

Even from the one street-level view provided on drawing “A404: New Site Perspective”, three false fronts 
are clearly visible.  The standing seam roof on the blue-colored section can be seen coming to an abrupt half 
peak and missing its back half.  Similarly visible on the white-colored section are the missing back halves of 
the two shingled roofs facing 5th Avenue and the rear of the lot.  There are even more false fronts that would 
be visible from other vantage points. 

CDG III.A.8.  Partial mansard roofs (typical of franchise architecture) and pitched roofs that do not 
reach a true peak or hip should be avoided. 

This project utilizes mansard roofs throughout. This appears to be the chosen approach to accommodating 
many large terraces and equipment, which could be handled otherwise.  The mention of “franchise 
architecture” here is spot-on, since this literal cutting of corners is what reveals the cheapness and Disney-
esque characteristic of strip malls.  (See also commentary above for III.A.7.) 

CMC 17.14.120. Maximum Building Site Area. The maximum land area used as a single building site in 
the CC district is 8,000 square feet, in the SC district is 12,000 square feet and in the 
RC district is 32,000 square feet. Development of a parcel larger than these limits 
requires that the land area be broken up into two or more distinctly different 
developments to avoid the appearance of a single large project and to maintain the 
small scale and village character of the City. (Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 
2004).  

As stated on project drawing “A003: F.A.R. Coverage Diagram,” the land area for this SC building site is 
16,000sf, 33% larger than legally permissible.  By law, the land must be broken up into legally separate 
developments and must not appear as one project. 

CMC 17.14.140.C.  Floor Area Ratio - Maximum Floor Area. No single structure shall contain more than 
10,000 square feet of floor area. Interaccessibility between adjacent structures on one 
or more building sites by any means that allows passage between structures without 
first exiting to an open space area shall not be allowed if the resulting floor area 
contained within the combined structures would exceed 10,000 square feet of area.  

IBC §1023 (2003)  Exit Discharge. Accessible means of egress must connect exits to a public way, such as 
a street or alley (i.e., space permanently deeded and dedicated to public use). 

As also stated on drawing “A003: F.A.R. Coverage Diagram,” the building area is 23,200sf, 132% larger 
than legally permissible.  A note on drawing “A004: Building Areas” claims that the building is composed 
of three smaller buildings.  In fact, the connections between “buildings” in this project were anticipated by 
our Code as a possible loophole device and are explicitly forbidden by law to be used this way.  The building 
code also makes clear that distinct buildings must have distinct egresses.  For buildings to truly be separate 
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buildings per our regulations, they must be truly independent in their structures, systems, circulations, and 
uses.  In this proposal, the only separation is on paper: a thick black line on one drawing.  

CMC 17.14.170  Open Space Courtyards and Intra-Block Walkways.  
 C. An intra-block walkway is a publicly accessible ground level pedestrian path providing 

a connecting route between two or more different streets around a block. Such walkways 
are often coordinated with courtyards and may involve more than one property 
ownership to complete. To qualify for floor area bonus provisions the minimum width of 
an intra-block walkway shall be four feet.  

 D. Existing courtyards and intra-block walkways are to be conserved as an essential 
element of the City’s design character and shall not be removed. All proposals to alter 
the size, location or configuration of a courtyard or intra-block walkway require review by 
the Planning Commission. Generally, such changes shall be approved only if the 
Commission finds that the proposed change would be an improvement over existing 
conditions such as improving public access, allowing for creation of a new or better 
link with courtyards or walkways nearby or eliminating a safety hazard. (Ord. 2004-02 
§ 1, 2004; Ord. 2004-01 § 1, 2004).   

This project ignores all but one (#7) of the seven or more possible intra-block linkages from the proposed 
project to public uses:  
 1. the landscaped post office parklet corner (diagonally across the intersection),  
 2. the public parkland (across 5th Avenue),  
 3. the public backstair to the post office (across Dolores Street),  
 4. the public forecourt garden of the Carmel Art Association,  
 5. the charming courtyard at Lincoln and 5th (boarded up due to demo foundation damage), 
 6. the public easement through to Lincoln in the middle rear of the site (that existed before demolition),  
 7. the preserved walkway through the courtyard of Pocket restaurant (on Lincoln Street). 
Instead, the project proposes a stark, symmetrical, formal, T-shaped, light-well, which is clearly designed to 
reach storefront and apartment doors in the bluntest possible way and terminates at random, mid-block 
spots, such as against the blank wall of the CAA building (see A201: Proposed [First] Floor Plan).  The one 
labelled “intra-block connection” (through to #7 - Pocket restaurant) appears as the narrow, dark, canyon-like 
afterthought that it is.  This approach in no way reflects the letter or spirit of the law, which requires an 
improvement over the prior layout, through “better links,” “coordinated” with existing “courtyards or 
walkways nearby” on other properties.  Presenting a looming wall to the beautiful CAA garden is just one of 
so many lost opportunities. 

I am glad that this latest proposal is presented so schematically, which suggests that input will be welcome 
before further design development.  I support the suggestion that the eyesore pit must be more artfully 
concealed so as afford the city the time to help this struggling project succeed.  I similarly support the 
suggestion that the next presentation include a 3-d model, including surrounding buildings, to help the city 
help the project.   

Any one of the numerous violations above would alone legally disqualify this proposal.  Please reject this 
very troubled project for a complete re-design. 

Sincerely, 
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From: cheri ann  
Date: March 8, 2022 at 9:14:14 AM PST 
To: bswanson@ci.carmel.ca.us 
Cc: Cheri McCarty ; Karyl Hall  
Subject: Ulrika Plaza 

Dear Mr. Swanson, 

I am writing to you in support of the project at the corner of Dolores and fifth, 

also known as Ulrika Plaza, with some modifications. 

The most current renderings on the internet are somewhat pleasing and mostly keep 

with architecture known as traditional Carmel style. The roof styles blend into 

downtown, but one of my objections is the mansard roof and pink color on the corner of 

Dolores and Fifth. Also, there are lots of large paned windows which could be smaller 

panes.  I would like to see more Carmel stone on the bottom buildings along with the 

board and batten style siding in place of the horizontal boards. 

I also support the first design, keeping the look of several separate buildings in the 

traditional Carmel style. 

Please enter my comments into public records. 

Best wishes, and thank you. 

 

Cheri A. McCarty 
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Heyermann Property located at Carpenter & 5th Ave. 
Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Tue, Mar 8, 2022 at 10:58 AM
To: Marnie Waffle <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Angela Cordrey <REDACTED> 
Date: Tue, Mar 8, 2022 at 10:56 AM 
Subject: Heyermann Property located at Carpenter & 5th Ave. 
To: Marnie Aicp <mwaffle@ci.carmel.ca.us> 

Dear Ms. Waf�le;
 
The purpose of my correspondence is to offer support for property owner Cheryl Heyermann’s
proposed design at Carpenter and 5thAve.  
 
As a lifelong resident of Carmel, I am truly committed to maintaining the integrity of our unique town.
In addition to having the rare perspective as a lifelong resident here, I am also a commercial and
residential property owner of the “Biason Building” and recently sold 2 SW of Carpenter on 6th.  
 
According to the research I’ve conducted regarding this matter, Ms. Heyermann has redesigned the
initial project to accommodate the requests of city of�icials and surrounding neighbors. Just a few
noteworthy features of the include; a single level, Carmel-style design in keeping with scale and
materials consistent with Carmel character and the relocation of the garage away from the street
corner, as to improve traf�ic �low and minimize traf�ic congestion. All of which will add value to the
neighborhood and ultimately generate additional tax revenue for the city. 
 
I’ve known Ms. Heyermann professionally for many years and can attest to her ethical and
sophisticated approach to real estate projects throughout the city. It is my belief this project will
enhance the beauty and value of the neighborhood. Therefore, it is my hope the planning commission
will recognize the value this project offers and approve the design as it’s currently proposed. Thank
you for your consideration. 
 
 
Sincerely, 
 
 
 
Angela M. Cordrey  

Sent from my iPhone
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Tuesday, March 8, 2022 
 
Re: Ulrika Plaza design (a.k.a. “the Pit”) 
 
Dear Planning Commissioners, 
 
The location of this project at the southwest corner of Dolores 
and Fifth is one virtually every Carmel resident will pass by 
almost daily. Furthermore as it is such a massive space, it will 
stand out tremendously. Sadly as such, none of the three 
proposed designs so far are acceptable, compatible, or 
appropriate for our small, unique, and historic town. 
 
The first design is much too modern and boxy. The second with 
Tudor and Spanish elements feels like a tired, uninspired rehash 
of old styles. The third is too ordinary and is a stylistic 
mishmash reminiscent of an outlet shopping mall, with different 
colored buildings and materials, particularly the ubiquitous 
horizontal siding. Furthermore, the rooflines are still too high. 
 
I strongly agree with former Carmel Planning Commissioner and 
architect Donald Goodhue who in his March 7th letter to the 
Planning Commission accurately describes the latest proposed 
design as the “antithesis” of quaint Carmel charm...“a large, 
monolithic U-shaped complex.” I also support his accurate 
and thoughtful recommendation that “…The design should be 
broken up into discrete buildings, separated by multiple 
intimate courtyards and ‘intriguing’ passageways connecting 
them.” The design needs to aesthetically fit Carmel. 
 
This is a colossal-sized, un-Carmel-like project that residents 
will have to live with for a very long time. Let’s make sure the 
final design doesn’t make them come up with an epithet that’s 
worse than the current one of “the Pit”.  
 
Sincerely,  
Alissandra Dramov  
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 1 

 
Mr. Michael LePage, Chairman 
Members of the Planning Commission 
City of Carmel-by-the-Sea 
% City Hall 
Carmel-by-the-Sea, California -93921- 
 
RE: Ulrika Plaza---(DR 20-350) 
 
Chairman LePage and Members of the Planning Commission, 
 
The Commission convenes at a historic time, for it was exactly a century ago, in early 1922, that 
Councilor Perry Newberry persuaded his colleagues that Carmel-by-the-Sea, now incorporated 
as a municipality for one-half decade, should establish a Planning Commission. 
On 7 February of that year, the Council adopted Ordinance Number 43, its effective date in 
March, one-hundred years ago this week. 
 
Newberry’s mantra, carried forth by the first Planning Commission chairman, Dr. Arthur Burton, 
and Burton’s inaugural colleagues, was for Carmel-by-the-Sea to be “different.” As Newberry 
wrote after the creation of the Commission, “community originality is what has made Carmel a 
different town,” continuing with “Carmel is a town that has built its prosperity upon 
originality.”  
 
A few years after the Commission was launched, Allen Griffin, publisher of the Monterey 
Herald, wrote in his “News Comment” column regarding Carmel’s then “planning and zoning 
movement” that “More and more, merchants have come to realize that the exterior of a 
building forms the setting…” 
 
What would Newberry and Griffin, Burton and Barrett, Mora and Mertens and Flanders, Swain 
and Stephenson, White and Wright and Watson and all the others who have served as 
commissioners this past century, promulgate on the compatibility of the Ulrika project to our 
downtown “setting?”  
 
TO FIT THE SETTING—THE DESIGN GUIDELINES 
 
To “fit” the setting, a development at this site should have its second stories recessed, for NO 
building currently fronting Dolores Street between Fifth and Sixth Avenues is two-stories at the 
sidewalk. The Design Guidelines, Object 15, extol us to “preserve the scale and character” of 
our downtown. The scale and character of this one block of Dolores Street is one-story 
buildings at the sidewalk. Ulrika Plaza is not consistent with Guidelines Objective 15. 
 
To “fit” the setting, a development at this site should be less massive. The Design Guidelines 
(Policy 1-50) instruct us “continue to control the scale and mass of both one and two-story 
buildings.” Today, a citizen can stand at the western entry to the Post Office and observe the 
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 2 

height poles and flags at the project site and ascertain the massiveness of the proposal. The 
Ulrika project does not comply with Guidelines Policy 1-50. 
 
To “fit” the setting, the development at this site should have a pedestrian corridor in width and 
entry akin to that of neighboring Su Vecino Court. It should have a “place of entry”--- a street 
frontage amenity--- comparable to the neighboring Carmel Foundation’s housing complex  
corner greenspace. The connectivity corridor should be welcoming, not of de minimis width.  
 
The Design Guidelines, A3, address the need for complementing the “rhythms” established by 
other buildings and developments in the “immediate vicinity.” Su Vecino Court is two parcels 
southerly of this project site. The Carmel Foundation complex, with the intimate Carmelita Park 
as entry to the housing, is immediately across Fifth Avenue. The adjoining Carmel Art 
Association has a fronting garden entry. The Ulrika project fails Design Guideline, A3. 
 
To “fit” the setting, a development in downtown Carmel shall have a design with originality. It 
was our forebears, and your ancestors on the Planning Commission, that answered Newberry’s 
call over the past century for authenticity and originality in design. The Ulrika project does not 
demonstrate design originality; it is a hodgepodge of styles from elsewhere, a farrago from afar. 
 
The first sentence of the Design Guidelines---“to conserve the historical village” sets the 
penultimate standard for our downtown. In fifty years and beyond, the proposed Ulrika project 
will not be listed in the City’s Downtown Historic Property Survey. As Policy 1-51 mandates--- 
“require architectural and site design…to be compatible with the traditional village character.” 
This project fails that tenet. 
 
Does the Ulrika proposal “fit the setting” that Colonel Griffin addressed in his column? Is it an 
exemplar of design and style and originality as Newberry advocated? A search on-line of 
Seaport Village--- bayside in San Diego--- or the webpage of any hamlet or city along the Maine 
coast, reveals a similar style of design consistent with the Ulrika proposal. Ulrika does not meet 
the community standard of Carmel-by-the-Sea for originality, authenticity or “being different.” 
 
The Ulrika Plaza is not the DeYoe Building; it is not the Percy Parkes Building; it is not the Isabel 
Leidig or the Leidig-Draper buildings. The proposal does not match the majesty of Las Tiendas 
or Monterey County Trust and Savings or the Kocher historic structures. Nor is it dignified as is 
the Seven Arts or La Ribera or La Rambla or the Harrison Memorial Library or the 1937 Carmel 
Fire House or the Court of the Golden Bough. These buildings have nobility; they are unique, 
authentic, original in design. They are enduring, they are endearing, they are stately. Ulrika 
Plaza is not. 
 
TRAFFIC 
The Institute of Transportation Engineers (ITE) is the “gold standard” resource for matters 
involving traffic. It is an international educational and scientific association of professionals, 
founded in 1930, and is the lodestar for public entities regarding transportation matters. The 
Institute has assigned a “land use code” (LUC) to all conceivable zoning designations. It projects 

Attachment 15



 3 

a “Daily Trip Rate” and a “PM Peak Hour Trip Rate” for each Land Use Code designation, 
coupled with a “Unit of Measurement,” i.e., gross square footage or dwelling unit, for each use. 
 
From the ITE’s Trip Generation Manual, for this proposal, I utilized Land Use Code 826 (Specialty 
Retail Center) and LUC 220 (Apartment.) Although the site is zoned Service Commercial, the 
plans do not delineate whether the first-level units are service elements or retail. Since the 
marketing and promotional booklet for the original proposal (2020) identified retail for the first 
floor, the “specialty retail center” LUC of the ITE Manual was utilized for this calculation of 
traffic. Mr. Kort has also referenced “commercial units” on page two (2) of the staff report in 
describing the first level of the project. 
 
APARTMENTS---12 units 
Daily Trip Rate: 6.65 trips/day per dwelling unit-------------79.80 trips 
 
COMMERCIAL---8943 sq. ft. 
Daily Trip Rate: 44.32 trips/day per 1000 gross sq. ft.-----396.35 trips 
 
TOTAL:  79.80 + 396.35= 476 trips per day. 
(Source: ITE Trip Generation Manual, Ninth Edition) 
 
There may be modifiers that can be applied. There may be an alternative LUC designation 
advanced which more aptly illuminates the first floor uses. I would welcome such clarification 
or augmentation. But the trip generation estimates will not decline so significantly that the 
magnitude of traffic impacts will diminish to a negligible status. Double-parked trucks and 
delivery vehicles in the downtown are already a constant impediment to the efficient 
functioning of traffic. Nearly 9000 additional square feet of commercial or offices and 
residences is not going to improve the situation. Almost all Carmelites, residents and business 
owners/employees, must travel to the post office, already generating significant traffic on 
Dolores Street and its intersection with Fifth Ave.  
A project of this magnitude and massiveness will only exacerbate the traffic complexity. 
 
Municipal Code Section 17.14.050 (H) (2&3) is applicable if a project is within 300’ of an R-1 
District, as is this site. Municipal Code Section 10.36, Loading and Unloading, may have 
application to this project. 
Municipal Code Section 17.14.210, Parking Design, mandates “Garages SHALL be ventilated…” I 
do not see a reference to, or identification of, a ventilation system on the Basement Plan. 
 
Based upon the estimated trips per day and referenced Code sections, it would be beneficial for 
the Commission to seek a thorough traffic and parking analysis. 
 
ECONOMIC IMPACTS 
 
If put side-by-side, the fifteen (15) commercial units would be the equivalent of an entire new 
commercial street frontage on one-side of Dolores between Fifth and Sixth Avenues. With a 
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second Pastor project anticipated but currently in abeyance for Dolores south of Seventh 
Avenue, the question arises---how many more shops can downtown Carmel-by-the-Sea absorb? 
The Commission should initiate an economic impact analysis of the downtown. 
 
PATIENCE 
 
To those Carmel citizens longing for a more immediate eradication of the inchoate hollowness 
of “the Pit,” I would countenance that quality development takes time to “get right.” St. Mark’s 
in Venice, New York City’s Central Park, the San Francisco Transamerica Pyramid all took 
decades from the seminal moment of conception until momentous completion. 
 
Today, each of the cited cities promote and advertise these Titanic civic paragons. Edifices and 
parks and buildings of renown take time to “get right.” They eventually become “Landmarks 
upon the Landscape.” The Ulrika project, as proposed, will never become a Carmel landmark. 
 
Carmelites have had a characteristic of patience during the centenary. It is in our DNA! Between 
1916 and 1946, civic leaders pursued numerous options for a city hall. Proposals were advanced 
for building new; for buying existing; for construction in air rights on Ocean Avenue.  
 
Civic Center construction on Block 69, now Devendorf Park, was a frequent destination. 
Junipero at Seventh Avenue was a late entry, as was a proposal for building on Block 58. The 
citizenry, for thirty years, continually rejected all proposals.  No option expressed the verve or 
values or the dignity that the citizenry thought was most aligned with Carmel-by-the-Sea. After 
three decades, the All Saints Church became available and the community, in near unanimity, 
said “yes.”  
 
A Scenic Road pedestrian pathway was initially advanced and advocated by newspaper 
publisher W.K. Bassett in 1940; it was finally constructed a half-century thereafter.  
 
Our ancestors were patient. We too must be patient; we too must wait until the most 
compliant project that melds with our Municipal Code and our Design Guidelines and our 
architectural heritage is proposed at Fifth and Dolores.   
 
NOW, AT THIS TIME……. 
 
At a conclave of civic leaders held at the La Playa Hotel on 3 April 1956, long-time Carmel 
resident and writer Talbert Josselyn spoke of this village and the importance to “shape its 
destiny.” Josselyn concluded “that only by eternal vigilance could that beauty be retained.” 
 
Chairman LePage and Commissioners, now is the time, at this meeting, to add your imprimatur 
in shaping our destiny by saying “no” to this specific Ulrika Plaza proposal.  
 
Now, at this time, is your opportunity to be “eternally vigilant,” protecting the high standards 
and aesthetics and dignity that we, as a Carmel community, have inherited from our ancestors.  
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Now, at this time, we, as Carmel citizens, need patience, awaiting a project that is consistent 
with our heritage. Patience for the “right” project is a long-time characteristic of our heritage. 
 
Now, at this time, is the opportunity for all of us to recommit ourselves to that incantation 
passed down through the many years of the civic engagements--- that Carmel-by-the-Sea is 
authentic, and it is original; it is unique, and…. it is different.  
 
The Ulrika Plaza proposal is not Carmel-by-the-Sea!  
WE CAN DO BETTER BECAUSE THIS IS--- CARMEL-BY-THE-SEA! 
 
Respectfully Submitted, 
 
Douglas J. Schmitz 
8 March 2022  
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From: Linda L. Smith 
Date: Wed, Mar 9, 2022 at 1:40 PM 
Subject: DR 20-350 (Ulrika Plaza) 
To: bswanson@ci.carmel.ca.us <bswanson@ci.carmel.ca.us> 
 

Dear Chairman LePage and Planning Commissioners: 
 
Things have surely changed in Carmel since I was a child here in the 50s. On the 
northwest corner of this site was a great old Victorian, where the Wurmuth family lived, 
with lots of trees and open space, and next door to the south was a wild ramble of grape 
arbor, apple and pear trees and rambling roses surrounding an old Carmel board and 
bat house, as i remember. It was the old Leidig house, and my childhood nurse Lupe 
lived there. Much had already changed since early Carmel's halcyon days, but this site 
still held the old magic. 
 
So my vantage point is colored by these wonderful memories of my hometown, which 
was so lovely, with it's open spaces and Monterey pine and live oaks and modest 
wooden Arts and Crafts or stucco houses fitting into this particular natural environment. 
It's a time gone by, but i still believe it's important to hold as much as possible to the 
original soul of Carmel in any new construction today, in order to honor what has made 
Carmel such a special place in the heart of it natives and the discriminating judgement 
of visitors from the world over. 
 
That said, I think this iteration of design for a new building project at this site, while so 
much better than the design originally proposed by the former owners, could stand 
improvement to make it more "Carmel". Overall the horizontal siding is not appealing to 
our eyes, particularly on the pink building on the north corner. Perhaps some of the 
elements of the previous design could be reintroduced. They seemed more in keeping 
with Carmel's traditional style. The color scheme seems very stark to us, and the pink 
color on the north corner especially looks wrong. The building on to the south seems to 
us to be more modest and in keeping. It looks like a residence, which is a relief. 
 
Thank you for taking our concerns into your consideration. 
 
Sincerely, 
 
Linda and Jackson Smith 
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