
 

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

 

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

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

REGULAR MEETING
Wednesday, April 10, 2024

TOUR 2:30 PM

MEETING 4:00 PM

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

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

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

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

CALL TO ORDER AND ROLL CALL - TOUR

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



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

A. DR 24059 & UP 24060 (Hofsas House, Inc.): San Carlos Street 2 northwest of 4th
Avenue

B. UP 23-389 (Carmel Bistro Giovanni): San Carlos Street 2 southeast of 5th Avenue

C. UP 23-384 (Stationaery Restaurant): East side of San Carlos Street between 5th
and 6th Avenues

D. UP 23-385 (Portabella): Ocean Avenue 3 southwest of Lincoln Street

E. DS 23-216 (Workman): Casanova Street 4 northeast of 8th Avenue

CALL TO ORDER AND ROLL CALL - CHAMBERS

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

ANNOUNCEMENTS

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

1. Monthly Activity Report: March 2024

ORDERS OF BUSINESS

PUBLIC HEARINGS

2. DS 23-205 (CRI on Carpenter - Lot 10): Consideration of a Concept Design Study,
DS 23-205 (CRI on Carpenter, Inc. – Lot 10), for the demolition of a 688-square-foot
primary building and 122-square-foot accessory building and the construction of a new
1,944-square-foot, two-story residence, inclusive of an attached garage and
basement, located at Guadalupe Street 5 southeast of 1st Avenue in the Single-
Family Residential (R-1) District. APN: 010-021-030-000. RECOMMEND
CONTINUANCE TO A DATE UNCERTAIN; STORY POLES WERE NOT
INSTALLED BY THE DUE DATE.

3. DS 23-206 (CRI on Carpenter - Lot 12): Consideration of a Concept Design Study,
DS 23-206 (CRI on Carpenter – Lot 12), for the construction of a 1,934-square-foot,



two-story residence, inclusive of an attached garage and basement, located at
Guadalupe Street 6 southeast of 1st Avenue in the Single-Family Residential (R-1)
District. APN: 010-021-031-000. RECOMMEND CONTINUANCE TO A DATE
UNCERTAIN; STORY POLES WERE NOT INSTALLED BY THE DUE DATE.

4. APP 23-368 (Gaya): Appeal of a Track 1 Design Study, DS 22-330 (Gaya), for a
balcony and deck addition to an existing upper floor at the front of the residence and
the construction of a new awning roof. APN: 010-043-014-000. RECOMMEND
CONTINUANCE TO A DATE UNCERTAIN; APPELLANT AND PROJECT
APPLICANT HAVE REQUESTED CONTINUANCE.

5. DR 24059 & UP 24060 (Hofsas House, Inc.): Consideration of a Design Review
application, DR 24059 (Hofsas House, Inc.), Use Permit application, UP 24060
(Hofsas House, Inc.), and associated Lot Line Adjustment and Coastal Development
Permit for the demolition of the 38-room Hofsas House Hotel and the construction of
the Carmel Legacy Hotel, a 38-room hotel and two apartments inclusive of the historic
"Donna Hofsas House" and associated hotel accessory uses, located on San Carlos
Street 2 northwest of 4th Avenue in the Residential & Limited Commercial (RC)
District. APNs: 010-124-001-000 and 010-124-014-000.

6. UP 23-385 (Portabella): Consideration of a Use Permit Amendment to expand
seating for the existing Portabella Restaurant. The expansion would include adding up
to seven (7) outdoor dining seats adjacent to the front of the existing restaurant
located at Ocean Avenue 3 southwest of Lincoln Street in the Central Commercial
(CC) District. APN: 010-201-015-000.

7. UP 23-384 (Stationaery): Consideration of a Use Permit Amendment to expand
seating for the existing Stationaery Restaurant to allow a total of 24 outdoor seats
located in the existing courtyard, as well as additional seating in an indoor pavilion
located within the interior of the courtyard, located at Carmel Square on the east side
of San Carlos Street between 5th and 6th Avenues in the Central Commercial (CC)
District. APN: 010-132-010-000.

8. UP 23-389 (Carmel Bistro Giovanni): Consideration of a Use Permit Amendment
to expand seating for the existing Carmel Bistro Giovanni Restaurant to allow a total of
30 outdoor seats, located in the existing courtyard, located on the east side of San
Carlos Street between 5th and 6th Avenues in the Service Commercial (SC) District.
APN: 010-132-010-000.

9. DS 23-216 (Workman): Consideration of a Concept Design Study application, DS
23-216 (Workman), for the remodel of an existing 944-square-foot, one-story single-
family residence, the addition of 96 square feet of space to the first floor, and the
construction of a new 390-square-foot second-story addition. The residence is
located at Casanova Street 4 northeast of 8th Avenue in the Single-Family Residential
(R-1) District. APN: 010-195-011-000.

DIRECTOR'S REPORT

FUTURE AGENDA ITEMS

10. Next Regular Meeting: May 8, 2024

ADJOURNMENT

CORRESPONDENCE



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

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

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

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

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

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


CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
CONSENT AGENDA

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Leah R. Young, Administrative Coordinator 

APPROVED
BY:

Brandon Swanson, Director of Community Planning and Building 

SUBJECT: Monthly Activity Report: March 2024
 

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
Attachment 1: Monthly Activity Report: March 2024



CITY OF CARMEL-BY-THE-SEA 
Monthly Report  

 
Community Planning and Building Department  

 

 
 
MARCH 2024 – DEPARTMENT ACTIVITY REPORT 
 
I. PLANNING PERMIT APPLICATIONS: 
 
In March 2024, 29 planning permit applications were received. 
 
II. BUSINESS LICENSE APPLICATIONS: 
 
In March 2024, 5 business license applications were received. 
 
III. BUILDING PERMIT APPLICATIONS: 
 
In March 2024, 37 building permit applications were received. 
 
IV. CODE COMPLIANCE CASES: 
 
In March 2024, 4 new code compliance cases were created. 
 
V. TRANSIENT RENTAL COMPLIANCE CASES: 
 
In March 2024, 1 new transient rental compliance case was created. 
 
VI. ENCROACHMENT PERMIT APPLICATIONS: 
 
In March 2024, 25 encroachment permit applications were received. 
 
VII. TREE PERMIT APPLICATIONS: 
 
In March 2024, 26 tree permit applications were received. 
 
  

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

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

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

Table 1 
Permit Application Totals and YTD Percentage Changes 

 PLANNING 
BUSINESS 
LICENSES 

BUILDING 
CODE 

COMPLIANCE 

TRANSIENT 
RENTAL 

COMPLIANCE 

ENCROACH-
MENTS 

TREE 
REMOVAL & 

PRUNING 
2023 YTD 

Totals 84 21 138 52 12 62 121 

2024 YTD 
Totals 86 22 137 57 10 59 105 

YTD % 
Difference + 2.38% + 4.76% - 0.72% + 9.62% - 16.67% -  4.84% -  13.22% 
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  Planning Permit Report 
 

  

03/01/2024 - 03/31/2024 
 

Permit 
# 

Permit Type Project Description Address/Location Date 
Received 

Date 
Approved 

Status 

24086 Preliminary Site 
Assessment 

Preliminary Site Assessment NW Corner Torres 
and 3rd 

3/29/2024  In Review 

24085 Historic 
Evaluation 

Historic Evaluation. Associated 
Design Study DS 24072. 
Proposed Project: REMODEL 
KITCHEN AND BATH REPLACE 
INTERIOR AND EXTERIOR 
DOORS AND ALL WINDOWS 
REPLACE EXISITING FENCE 
AND SCREENS REPLACE 
WALL HEATER W/ MINI 
SPLITS REPLACE WATER 
HEATER WITH TANKLESS 
WATER HEATER PAINT 
EXTERIOR HOUSE AND TRIM 
COLOR UPDATE ELECTRICAL 
PANEL UPDATE PATIO AND 
PATH MATERIALS TO 
“CARMEL STONE” UPDATE 
LIGHTING AND ELECTRICAL 
PER PLAN REPLACE GUTTERS 

Crossroad of 
Carpenter and 2nd 

4/1/2024  In Review 

24084 Design Study ADD THREE NEW SKYLIGHTS Junipero 6 NE of 
8th 

3/28/2024  In Review 

24083 Design Study Replacement of 11 windows 
with retrofit Fibrex in-kind. 

SW Corner of Santa 
Fe & 5th 

3/27/2024  Pending 
Assignment 

24082 Landscape Plan 
Check/Inspection 

Landscape plan check NWC Santa Rita 
and Ocean 

3/26/2024  In Review 

24081 Design Study ASSOCIATED PSA 23-145 
(Sherer). Track 2 Design 
Review 

Forest Road 2 NW 
of 7th Ave 

3/29/2024  In Review 

24080 Preliminary Site 
Assessment 

New Art Studio (208 s.f.) 
Conversion of existing storage 
room into a full bathroom (49 
s.f.) New Laundry Room (90 
s.f.), New Stairs (78 s.f.) 
Upper Floor: Proposed 
Sunroom (96 s.f.) 

San Carlos Street 2 
NW of Santa Lucia 

3/29/2024  In Review 

24079 Preliminary 
Review - 
Planning 

Commission 

2nd story office addition, 
building repaint and ADA 
elevator 

Monte Verde 4 SW 
of 8th 

3/26/2024  In Review 

24078 Design Study Remodel house SW Corner of San 
Carlos & 2nd 

3/29/2024  In Review 
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24077 Use Permit The mission of VIN Kitchen is 
to bring a curated food and 
wine experience to Carmel by 
the Sea, in the form of a small 
bistro style restaurant located 
in Su Vecino Court on Dolores 
between 5th and 6th. 

Su Vecino Court, 
Dolores Street 

between 5th & 6th 

3/21/2024  In Review 

24076 Reasonable 
Accommodation 

PAVER WORK 5th Avenue 2 NW 
of Lincoln 

  In Review 

24075 Historic 
Evaluation 

HISTORIC EVALUATION. 
Proposed Project: SFD 
Remodel (DS 24-040): 
requiring a new Historical 
Evaluation as the previous 
expired in Sept 2023. 

Torres 4 SW of 
10th Ave 

3/25/2024  In Review 
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24074 Design Study ASSOCIATED PSA 23-380. 
Remodel And Addition To An 
Existing 898 Sf Single Family 
Residence with a detached 
170 SF Garage (To Be 
Removed). The project 
includes: Removal of Existing 
Detached Garage, 1,066 SF 
Addition to Main Residence, 
including addition at Entry, 
Kitchen, New Garage, and 
2nd story Primary Suite with 
Deck. New Addition to use 
painted wood shingles to 
match existing and painted 
wood doors and windows. 
New roofs to use Composite 
asphalt shingles to match 
existing. Reconstruction of 
251 SF Rear, Spaced Board 
Wood Deck. Remodel includes 
Kitchen and Bathrooms. New 
390 SF Accessory Dwelling 
Unit.  Exterior Site Changes 
include: Removal Of The Brick 
Pathway To The Entry And 
Replacing with Flagstone 
Path, Addition of Flag, Step 
Stone Paths, Removal of 
Existing Gravel Driveway And 
Replaced With Stone 
Driveway Runners With 
Planting Strips, New Concrete 
Steps Basement, New 
Landscaping with Grape Stake 
Fence, No Trees to be 
Removed.  One Tree limb off 
Multi-Branch Oak Tree to be 
removed.  This has been 
reviewed by City Forester. 

SW Corner of 
Mission Street and 

12th Avenue 

3/20/2024  In Review 

24073 Design Study Revision NE corner  of 12th 
and San Antonio 

3/19/2024  In Review 
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24072 Design Study Remodel kitchen and bath; 
replace interior and exterior 
doors; replace existing fence 
and screens; replace wall 
heater with mini-splits; 
replace water heater with 
tankless water heater; paint 
exterior house and trim; 
update electrical panel; 
update patio and path 
materials to "Carmel Stone;" 
update lighting and electrical 
per plan; replace gutters. 

2nd 2 SW of 
Carpenter 

3/18/2024  In Review 

24071 Design Study ASSOCIATED HISTORIC 
EVAL, HE 23-264. Proposed 
Project: Remodel of an 
existing 2-bedroom and 2 
bathroom 1113 square foot 
residence. The remodel will 
also expand the kitchen and 
bedrooms by adding 147 sf 
(less than 10%). The new 
residence will be a 3-
bedroom, 2-bathroom 
residence. The exterior will 
receive new materials to 
replace the existing materials 
in a like-for-like aesthetic. 

Junipero 2 SW of 
10th 

3/15/2024  In Review 

24070 Authorized Work Replace approximately 268 
square feet of an existing 
concrete walkway and steps 
in the north side yard of a 
single family dwelling as a 
result of damage to the 
walkway from the demolition 
of the residence to the north 
(BP 22-412, Paboojian). Refer 
to plans (Sheet A1.0 Neighbor 
and Sheet A1.0p Neighbor) 
prepared by James Newhall 
Smith, Architect. 

Scenic Road 4 SW 
of Ocean 

3/11/2024 3/13/2024 Approved 

24069 Design Study JADU conversion & Main 
house  kitchen, bath remodel 

5013 Lobos Street 3/21/2024  In Review 

24068 Design Study Replace existing 36"x32" 
window w/ new 48"x40", all 
materials to match. 

San Carlos 2 NE of 
Vista Ave. 

3/11/2024  In Review 
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24067 Historic 
Evaluation 

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

Dolores 3 SW of 
3rd 

3/11/2024  Approved 

24066 Historic 
Evaluation 

HISTORIC EVALUATION. 
Assessment of partially 
collapsed adobe front wall. 
Tree falling necessitates the 
removal/repair of the wall. 

2 Torres Street 3/8/2024  In Review 

24065 Preliminary Site 
Assessment 

707 S.F. One and Two Story 
Addition 

4910 Monterey St. 
Carmel, CA 93923 

3/8/2024  In Review 

24064      Closed 

24063 Historic 
Evaluation 

Historic Evaluation. 
ASSOCIATED DESIGN STUDY: 
DS 24014 (Lewis & McClellan 
Trust). 

San Carlos Street 3 
SW of Vista Avenue 

3/12/2024  Approved 

24062 Historic 
Evaluation 

Historic Evaluation Santa Rita Street 
SW corner of 1st 

Avenue 

3/13/2024  In Review 

24061 Historic 
Evaluation 

Re-evaluation: Historic 
Determination of APN 
010075023000 (formerly APN 
010075020000). 

Mission 3 NE 11th, 
Carmel-by-the-Sea, 

CA 93921 

3/5/2024  In Review 

24060 Use Permit THE PROJECT INCLUDES 
DEMOLITION OF THE 
EXISTING HOFSAS HOTEL 
AND 
RENOVATION/PRESERVATION 
OF THE EXISTING HOFSAS 
HOUSE. See DR 24059 
"HOFSAS HOUSE LEGACY 
PROJECT DESCRIPTION" for 
additional details. 

San Carlos 2 NW of 
4th Ave. 

3/4/2024  In Review 

24059 Design Review THE PROJECT INCLUDES 
DEMOLITION OF THE 
EXISTING HOFSAS HOTEL 
AND 
RENOVATION/PRESERVATION 
OF THE EXISTING HOFSAS 
HOUSE. See attached 
"HOFSAS HOUSE LEGACY 
PROJECT DESCRIPTION" for 
additional details. 

San Carlos 2 NW of 
4th Ave. 

3/4/2024  In Review 
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24058 Sign NEW SIGN: 20x20 double-
sided, western Cedar sign. 
Colors: Black trim, SW 9061 
"Rest Assured" Blue 

Dolores between 
5th & 6th 

3/1/2024  Approved 

       
 

  

Total Records: 29 4/5/2024 
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 Business License Report 
 

 

03/01/2024 - 03/31/2024 
 

Entity 
# 

Application 
Type 

Business 
Name 

Business 
Description 

Location Date 
Received 

Date 
Approved 

Status 

24022 Ownership 
Change 

Esperanza 
Carmel 

Commercial, 
LLC 

Office Space SW Corner of 5th & 
Junipero 

3/27/2024  In Review 

24021 New 
Business 

Mother Hearth Botanical shop: 
flowers, supplies, 
spices, and dry tea 

Lincoln 2 SW of 
Ocean 

3/22/2024  In Review 

24020 New 
Business 

Wally's Vintage clothing 
store focused on 
men's clothing 

San Carlos 3 SW of 
5th 

3/22/2024  In Review 

24019 Location 
Change 

Patricia Qualls 
Contemporary 

Art 

Art Gallery & Studio Dolores Street 3 NE 
of 6th Avenue 

3/22/2024  In Review 

24018 New 
Business 

Edi Matsumoto 
Art & Design 

Art gallery and retail SW Mission Street 
between 5th & 6th 

3/1/2024  Final 
Inspection 
Pending 

        
 

 

Total Records: 5 4/5/2024 
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 Building Permit Report 
 

  

03/01/2024 - 03/31/2024 
 

Permit 
# 

Date 
Submitted 

Date 
Approved 

Project Description Valuation Permit 
Type 

Property 
Location 

240136 3/29/2024  Residential Solar Panel Install 
- Install additional 5 Panels in 
reference to permit #EP23-
415 

11,000 Electrical Monte Verde 
4 NE of 3rd 

240135 3/29/2024 3/29/2024 Replace two zero clearance 
fireplaces and install gasline 
to existing outdoor fireplace 

20,000 Building Dolores 2 
SW of 11th 

240134 3/29/2024 3/29/2024 Storm damage repair to 
exterior deck. Replace 288sf 
and replace 35 linear feet of 
railing. 

36,560 Building 2nd 2 SE of 
Junipero 

240133 3/28/2024  Remove and replace leaking 
cedar shingle roof with new 
asphalt Malarkey Highlander 
shingles in color Heather. 

10,000 Roofing Junipero 3 
NE of 3rd 

240132 3/27/2024  Interior remodel of existing 
residence including new 
cabinetry, appliances, 
electrical & plumbing fixtures 
in the kitchen, moving closet 
wall & outlet in primary 
bedroom, replace water 
closet door to primary 
bathroom, remove hallway 
door to bath 2, replace 
vanities, finishes, and fixtures 
in all bathrooms, remove 
barn doors and install 
switchable glass wall in 
bedroom 3, and replace 
cabinetry in bedroom 3. 

200,000 Building Scenic 1 NE 
of 10th 

240131 3/26/2024  135sf fungus damage repair 
of existing SFR. Exterior 
repairs to siding to match 
existing color and materials. 

30,000 Building NW Corner 
of San 

Antonio & 
10th 

240130 3/26/2024 3/26/2024 Removal and replacement of 
45K BTU furnace and 
ducting. 

15,021 Mechanical SE Corner of 
Santa Rita & 

1st 
240129 3/25/2024  14kW Generac Generator 

Installation. 
20,000 Electrical SW Corner 

on 4th & 
Santa Fe St 
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240128 3/22/2024 3/22/2024 Abandonment of a 30 amp 
circuit and installation of a 
20-amp circuit breaker, run 
conduit, pull wires, and 
install a box and receptacle. 

0 Electrical NE Corner of 
Santa Rita & 

Mountain 
View 

240127 3/22/2024 3/25/2024 Reroof: Remove existing and 
replace with CertainTeed 
Landmark Pro Composition 
roofing, Color: Max Def 
Weathered Wood 

21,760 Roofing San Antonio 
3 NE of 12th 

240126 3/21/2024  Remove old shake roof and 
install new tile roof to main 
house only. 

47,870 Roofing Torres 2 SW 
of 10th 

240125 3/20/2024  New ESS: 1 New Tesla 
Powerwall 2 5kw, 1 New 200 
Amp Gateway 

24,495 Electrical Monte Verde 
4 NW of 

13th 

240124    0   

240123 3/18/2024 3/20/2024 Reroof. Tear off and 
replacement comp shingle 
32sqs and install new GAF 
HDZ in color Weatherwood. 

16,996 Roofing Monte Verde 
2 SE of 9th 

240122 3/18/2024 3/20/2024 Replace old galvanized water 
lines with new Copper Type L 
in one bathroom, kitchen, 
and water heater. 

9,500 Plumbing NW Corner 
of Lincoln & 

8th 

240121 3/18/2024  Remove (e) tar and gravel 
roof and install new 60 mil 
TPO membrane roofing. 

4,200 Roofing Mission 2 NE 
of 12th 

240120 3/18/2024  Repair Storm Damage 250,000 Building Mission 2 SE 
of 10th 

240119 3/18/2024 4/4/2024 Kitchen remodel 91,000 Building Escolle 2 NE 
of Perry 

Newberry 

240118 3/15/2024 3/15/2024 Upgrade main electrical panel 
from 100 amp to 200 amp. 

5,000 Electrical Scenic 4 SE 
of 10th 

240117   VOID AND CLOSED 0   

240116 3/15/2024 3/18/2024 Adding solar battery cabinet 
to pair with existing solar 
panels. 

27,251 Electrical Carmelo 2 
NW of 9th 

240115 3/13/2024  Tear off (e) roof, install new 
underlayment, install 10 
squares of Davinci Multi-
Width Slate in color Sonora, 
install 8 squares of 50 mil 
Durolast in color Tan, remove 
and reinstall 17 solar panels, 
install copper gutters and 
downspouts. 

98,755 Roofing Ocean 2 SE 
of Forest 
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240114 3/12/2024 3/12/2024 Remove and replace 80k BTU 
furnace 

14,226 Mechanical NW Corner 
of Carpenter 

& 6th 

240113 3/12/2024 3/12/2024 Replacement of existing 
furnace with new. 

6,000 Mechanical Junipero 2 
NE of 2nd 

240112 3/11/2024 3/12/2024 Repairs of damages caused 
by tree falling and damaging 
garage area. All work to be 
repairs in-kind, structural 
engineer Christian Lee to 
oversee and observe the 
project. 

38,000 Building Dolores 2 
SW of 1st 

240111 3/11/2024  Repair of existing 2-story 
house. Replace existing glass 
sunroom with new wall 
framing, roof framing, 
windows, and doors. Repair 
floor framing from water 
damage as required. 
Remodel downstairs 
bathroom per plan: replace 
finishes and plumbing 
fixtures. 

195,000 Building Santa Fe 2 
SW of 4th 

240110 3/8/2024 3/12/2024 Interior painting and floor tile 
replacement for the "glass 
house". 

0 Exempt 
Work 

San Carlos 4 
NE of 5th 

240109 3/8/2024 3/8/2024 Replace water heater with 
new Bradford White 40 
gallon unit. 

2,000 Plumbing Mission 2 
SW of 1st 

240108 3/8/2024  Replacement of existing 
audio speakers in auditorium, 
including addition of two new 
speaker clusters under 
catwalk. 

400,000 Electrical Sunset 
Center, San 

Carlos 
between 9th 

and 10th 
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240107 3/7/2024  Remodel of guestroom 
bathrooms and interior 
finishes in building #1. 
Alteration of one guestroom 
(#14) to comply with 
mobility accessibility 
standards. Alteration of two 
guestrooms (#2 & #14) to 
comply with communication 
accessibility standards. 
Alteration of one single-
accommodation restroom in 
the lobby for accessibility 
standards. Accessibility 
improvements at the existing 
guest check-in counter. 
Improvements and removal 
of barriers along the path-of-
travel from the right-of-way 
and accessible parking to the 
hotel lobby/amenities and 
new accessible guest room. 

195,000 Building SE Corner of 
Mission & 

7th 

240106 3/7/2024  Two story addition including 
bathroom to existing SFD. 6 
CY of soil disturbance for 
footings, no tree removal, no 
grading. Addition of 800sf 
ADU. 

200,000 Building Pine Ridge 
Way 3 NE of 

Forest 

240105 3/7/2024 3/11/2024 Replace main water service 
with PRV. 

4,000 Plumbing NW Corner 
of Carmelo 

& 13th 

240104 3/6/2024 3/13/2024 Renovation of existing master 
bath with new cabinetry, tile, 
plumbing, electrical, paint 
and finish 

60,000 Building Santa Rita 4 
NW of 2nd 

240103 3/6/2024 3/22/2024 Install new energy storage 
system. (2) Enphase 5p 
batteries. 10kwH total. 

18,000 Electrical SW Corner 
of Santa Fe 

& 1st 
240102 3/6/2024 3/6/2024 Replace 100 amp service 

with 200 amp. 
4,000 Electrical Monte Verde 

2 SE of 12th 

240101 3/5/2024 3/5/2024 Remove (e) wood shingle 
roof and replace with new 
CUPA lightweight American 
Slate in color Gray. 

130,000 Roofing NW Corner 
of Casanova 

& 9th 

240100 3/5/2024 3/14/2024 Replace existing indoor air 
handler. 

21,945 Mechanical San Carlos 
between 9th 

and 10th 
       

 

  

Total Records: 37 4/5/2024 
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 Code Compliance Report 
 

  

03/01/2024 - 03/31/2024 
 

Case # Case 
Date 

Status Location Problem 
Description 

Date 
Received 

Date Closed 

24071 3/28/2024 Open  Shed too close to 
property line 

3/27/2024  

24070 3/20/2024 Open Lobos 2 NE of 4th Altering site 
coverage 

3/19/2024  

24069 3/8/2024 1st NOV 
sent 

Torres 5 NE of 5th Transient Rental 3/8/2024  

24060 3/14/2024 Closed Torres 2 SE of 1st Unpermitted 
construction 

2/13/2024  

       
 

 

  

Total Records: 4 4/5/2024 
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 Transient Rental Report 
 

  

01/01/2024 - 03/31/2024 
 

Case # Street Status Date Received Last Status 
Date 

Date Closed 

24069 Torres 1st NOV sent 3/8/2024 3/8/2024  

24067 Carmelo Closed 2/26/2024 3/22/2024 3/22/2024 

24051 Rio Closed 2/8/2024 3/5/2024 3/5/2024 

24049 8th Closed 2/2/2024 2/20/2024 2/20/2024 

24047 Lopez 1st NOV sent 1/29/2024 2/28/2024  

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

24045 Lobos Closed 1/29/2024 3/6/2024 4/6/2024 

24029 7th Closed 1/16/2024 2/26/2024 2/26/2024 

24028 Forest Closed 1/16/2024 2/9/2024 2/9/2024 

24027 Scenic Closed 1/15/2024 2/8/2024 2/8/2024 
      

 

 

  

Total Records: 10 4/4/2024 
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 Encroachment Permit Report 
 

  

03/01/2024 - 03/31/2024 
 

Permit 
# 

Permit 
Type 

Date 
Submitted 

Project Description Property 
Location 

Date 
Issued 

Status 

240059 Perm 
Ench 

3/29/2024 Pursuant to Forest & Beach 
Commission approval on 3/14/24 - 
Re-landscaping will consist of 
replacing much of the current 
topsoil/plants in favor of a broad 
native plant mix. As estimated 250 
plants and 40 boulders will be 
distributed across each of the five 
islands. Stumps and irrigation will be 
removed/replaced. There will be 
variation in plant latouts from one 
median to the next as to not be 
uniform in appearance. 

Ocean Ave 
Median from 
Junipero to 

Monte Verde 

 In 
Review 

240058 Temp 
Ench 

3/26/2024 PG&E to replace overhead electrical 
equipment. PM# 35122469. 

NE Corner of 
Monte Verde 

& 11th 

3/27/2024 In 
Review 

240057 Temp 
Ench 

3/25/2024 Reservation of two parking stalls for 
vehicle/dumpster placement. Remove 
construction debris and haul away. 
 
NOTES: SPACES AUTHORIZED FOR 
USE ARE THE TWO SPACES 
DIRECTLY ADJACENT TO THE UNIT 
EXIT. 

SE Corner of 
Ocean & 
Mission 

4/1/2024 Issued 

240056 Temp 
Ench 

3/25/2024 TCP for MH, aerial crossing access, 
place and splice fiber cable, no 
excavation.  
 
CONDITION: No work allowed on 6th 
street on Thursday's due to City 
events. 

6th from 
Junipero to 

Mission, 
Dolores from 

5th to 4th 

3/25/2024 Issued 

240055 Temp 
Ench 

3/21/2024 PG&E to replace overhead electrical 
equipment. PM# 35122469. 

NE Corner 
Monte Verde 

& 11th 

 In 
Review 

240054 Temp 
Ench 

3/20/2024 Repair 6'x7' asphalt patch for CalAm 
Job #1422 

SE Corner of 
Junipero & 

12th 

3/20/2024 Issued 

240053 Temp 
Ench 

3/20/2024 Repair 5'x20' asphalt patch for CalAm 
Job #0879. 

Casanova 5 
SE of 4th 

3/20/2024 Issued 

240052 Temp 
Ench 

3/18/2024 Restore 5'x6' asphalt patch for 
CalAm, job #1423. 

NE Corner of 
Junipero & 

10th 

3/20/2024 Issued 
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240051 Temp 
Ench 

3/18/2024 Closure of street for tree removal. Santa Fe 4 
NW of 2nd 

 In 
Review 

240050 Temp 
Ench 

3/18/2024 TCP for MH access to place and 
splice fiber cables on Junipero from 
7th to 6th, and 4th from Mission to 
San Carlos. AT&T job #A02SNA6. 
 
CONDITION: NO WORK ALLOWED 
ON 6TH ON THURSDAYS DUE TO 
CITY EVENTS. 

Junipero 
from 7th to 
6th, and 4th 
from Mission 

to San 
Carlos. 

3/18/2024 Issued 

240049 Temp 
Ench 

3/18/2024 Repair 6'x6' asphalt patch for CalAm 
job #1424. 

SE Corner of 
Dolores & 

4th 

3/18/2024 Issued 

240048 Temp 
Ench 

3/12/2024 Replace sewer lateral using pipe 
bursting. 

Lincoln 7 SW 
of 13th 

3/12/2024 Issued 

240047 POD 3/11/2024 Placement of pod in ROW for one 
week. 

Santa Rita 3 
SW of 5th 

3/11/2024 Issued 

240046 Temp 
Ench 

3/11/2024 TCP for MH access, splicing fiber 
through existing cables, no 
excavation. AT&T Job# A02SKB9, 

SW Corner 
of Junipero 

& 7th 

3/11/2024 Issued 

240045 Perm 
Ench 

3/8/2024 Replace existing presentation case 
with one made from hardwood to 
allow display of showbills related to 
Sunset Center shows 

SE Corner of 
San Carlos & 

8th 

3/11/2024 Issued 

240044 Temp 
Ench 

3/8/2024 Replace 45' of sewer line 16' deep in 
the street 

Santa Rita 2 
NW of 4th 

3/8/2024 Issued 

240043 Temp 
Ench 

3/8/2024 TCP For access, splicing fiber, 
through existing cable, no 
excavation. AT&T # A02SH4A. 

Camino Real 
Between 8th 

& 9th 

3/8/2024 In 
Review 

240042 Temp 
Ench 

3/7/2024 Excavate a 2'x110' trench to repair 
damaged asphalt due to a water 
service renewal. 

Camino Del 
Monte 550' 
North of 
Junipero 

3/7/2024 Issued 

240041 Temp 
Ench 

3/6/2024 Install 60 linel ft. of 6''x6'' asphalt 
berm along path way edge to 
prevent rain water  to go to the 
home owner. 

Carmelo 4 
NE of 4th 

3/8/2024 Issued 

240040 Temp 
Ench 

3/6/2024 TCP for MH access to place and 
splice fiber cables on Junipero from 
7th to 5th, and 4th from Mission to 
San Carlos. AT&T job #A02SG6M. 

Junipero 
from 7th to 
5th, and 4th 
from Mission 

to San 
Carlos 

3/12/2024 Issued 

240039 Temp 
Ench 

3/5/2024 Propose addition of 140sf crushed 
rock from property line to asphalt 
curb at edge of pavement to prevent 
soil erosion and street tracking. 

San Antonio 
2 NW of 

11th 

3/7/2024 Issued 
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240038 Temp 
Ench 

3/5/2024 PG&E to complete gas ER repairs on 
2/02. Excavated a 4'x5' bellhole and 
restore. PM# 46178236. 

SE Corner of 
Scenic & 8th 

3/6/2024 Issued 

240037 Temp 
Ench 

3/5/2024 Hazardous material removal and 
interior and exterior painting. 

NE Corner of 
Ocean & 
Lincoln 

3/6/2024 Issued 

240036 Temp 
Ench 

3/5/2024 Hazardous material removal and 
exterior painting. 

NE Corner of 
San Carlos & 

10th 

3/5/2024 In 
Review 

240035 Temp 
Ench 

3/1/2024 Emergency work to replace sewer 
lateral with pipe bursting. 

Junipero 1 
SE of 7th 

3/1/2024 Issued 

       
 

  

Total Records: 25 4/5/2024 
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 Tree Permit Report 
 

  

03/01/2024 - 03/31/2024 
 

Permit 
# 

Permit 
Date 

Permit Type Location of 
Property 

Description Status Approved 
Date 

24080 3/1/2024 Tree Evaluation Mission 3 
NW of Santa 

Lucia 

EVALUATE FOR REMOVAL: 
Two (2) Pine trees. 

In 
Review 

 

24081 3/1/2024 Tree with 
Construction 

Mission 3 NE 
of 10th 

Associated Design Studies: 
DS 23-120 & 23-383. 
EVALUATION: Two (2) Oak 
trees (14" & 16"). PRUNING: 
One (1) Oak tree branch 
(~8"-10" diameter). 
REMOVAL: One (1) Oak 
tree, 14." 

In 
Review 

 

24082 3/4/2024 Tree Evaluation Acacia Way EVALUATE: One (1) 75' - 
100' Monterey Pine, dead. 

Approved 3/8/2024 

24083 3/7/2024 Tree 
Removal/Pruning 

Guadalupe 4 
SE of 5th 

Removal of 1 Monterey Pine 
60-70 tall 34" diameter base 

In 
Review 

 

24084 3/7/2024 Tree 
Removal/Pruning 

Santa Fe 3 
SW of 8th 

Removal of dead tree In 
Review 

 

24085 3/7/2024 Tree with 
Construction 

13th 2 SE of 
Lincoln 

Associated Planning Permit: 
PSA 23-317. Pruning of one 
(1) Oak. 

In 
Review 

 

24086 3/7/2024 Tree with 
Construction 

Carmelo 3 
SW of 7th 

ASSOCIATED BUILDING 
PERMIT: BP 20-418. 
PRUNING: Cypress Tree, 3-4 
limbs. REMOVAL: One (1) 
Juniper Tree and one (1) 
Pittosporum Tree. 

In 
Review 

 

24087 3/8/2024 Tree 
Removal/Pruning 

Junipero 
Street 2 NE 

of 10th 
Avenue 

PRUNING: One (1) Holly 
tree, mature; one (1) 
Pittosporum tree, mature. 

Approved 3/29/2024 

24088 3/11/202
4 

Tree 
Removal/Pruning 

N. Carmelo 
5 NW of 4th 

Ave. 

Removal of One (1) 
Redwood tree; size is 22' x 
55-60'. 

Approved 3/11/2024 

24089 3/11/202
4 

Tree 
Removal/Pruning 

Mission 2 SE 
of 10th 

Remove 1 25" DBH dead 
pine back right corner of 
property 

Approved 3/19/2024 

24090 3/12/202
4 

Tree 
Removal/Pruning 

NW Corner 
of Santa 
Lucia and 
San Carlos 

Removal of (1) 72" 
Monterey Pine. Reason for 
removal is tree safety 
hazard. Tree is at end of its 
life and poses a danger  to 
life and property. 

Approved 3/13/2024 
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24091 3/12/202
4 

Tree 
Removal/Pruning 

Lincoln 2 
SW of 9th 

Ave 

Tree pruning of multiple 
trees on property to remove 
storm damaged limbs, 
deadwood trimming, and 
thinning. One lower limb on 
cypress tree, 12" dbh, and 
other smaller limbs to be 
trimmed to thin tree. 
Thinning and crown 
reduction of two pine trees, 
no major limbs to be 
removed. 

Approved 3/29/2024 

24092 3/13/202
4 

Tree 
Removal/Pruning 

Junipero 
Southeast 
Corner of 
11th Ave 

Dying Monterey pine 
believed to be on city 
property 

In 
Review 

 

24093 3/13/202
4 

Tree 
Removal/Pruning 

3080 Rio 
Road 

Removal of one Cypress 
tree. 

Approved  

24094 3/14/202
4 

Tree 
Removal/Pruning 

Camino Real 
3NW of 8th 

One 46" Pine tree In 
Review 

 

24095 3/16/202
4 

Emergency Tree 
Work 

Santa Fe, 4 
NW of 2nd 

Remove pine tree that has 
become uprooted and is 
falling into the street, power 
lines 

Approved 3/18/2024 

24096 3/19/202
4 

Tree 
Removal/Pruning 

Mission 2SE 
of 13th 

1 Monterey Cypress 6"+ or - 
base 

Approved 3/19/2024 

24097 3/19/202
4 

Tree Evaluation Lincoln 4 SE 
of 2nd 

One mature Monterey pine, 
40+ feet tall 

In 
Review 

 

24098 3/20/202
4 

Tree Evaluation Camino Del 
Monte 1 S.E. 
Torres St., 
Carmel Ca. 

93921 

1 Pine Tree, 60-70 feet high 
on city property 

Approved 3/22/2024 

24099 3/21/202
4 

Tree 
Removal/Pruning 

Ne Corner of 
Dolores and 
Santa Lucia 

Pine Tree 30' high Approved 3/21/2024 

24100 3/21/202
4 

Tree 
Removal/Pruning 

Mission 2NW 
of Vista 

2 Monterey Pines (24", 19"). 
Only 2 pines on property. 

Approved 4/4/2024 

24101 3/25/202
4 

Tree 
Removal/Pruning 

NW Corner 
of 13th & 

Monte Verde 

2 Mature live Oaks, 16" dbh Approved 3/25/2024 

24102 3/25/202
4 

Tree Evaluation Casanova 
3SE Ocean 

Remove tree leaning 
towards house 

Approved 4/1/2024 

24103 3/26/202
4 

Tree 
Removal/Pruning 

Santa Fe 
2SW of 

Ocean Ave 

Tree fell in storm (21"DBH 
Acacia), Coast live Oak 12" 
DBH 

In 
Review 

 

24104 3/28/202
4 

Tree 
Removal/Pruning 

NW Corner 
of 9th & 
Dolores 

One Coast Live Oak directly 
in front of the house near 
front door. 

Approved 3/29/2024 
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24105 3/28/202
4 

Tree 
Removal/Pruning 

Junipero 3 
NE of 3rd 

QTY- 1; 110" Diameter, 
Native pine tree 

Denied  

       
 

  

Total Records: 26 4/5/2024 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community
Planning and Building 

SUBJECT:

DS 23-205 (CRI on Carpenter - Lot 10): Consideration of a Concept Design Study, DS
23-205 (CRI on Carpenter, Inc. – Lot 10), for the demolition of a 688-square-foot primary
building and 122-square-foot accessory building and the construction of a new 1,944-
square-foot, two-story residence, inclusive of an attached garage and basement, located at
Guadalupe Street 5 southeast of 1st Avenue in the Single-Family Residential (R-1)
District. APN: 010-021-030-000. RECOMMEND CONTINUANCE TO A DATE
UNCERTAIN; STORY POLES WERE NOT INSTALLED BY THE DUE DATE.
 

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 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community
Planning and Building 

SUBJECT:

DS 23-206 (CRI on Carpenter - Lot 12): Consideration of a Concept Design Study, DS
23-206 (CRI on Carpenter – Lot 12), for the construction of a 1,934-square-foot, two-story
residence, inclusive of an attached garage and basement, located at Guadalupe Street 6
southeast of 1st Avenue in the Single-Family Residential (R-1) District. APN: 010-021-
031-000. RECOMMEND CONTINUANCE TO A DATE UNCERTAIN; STORY
POLES WERE NOT INSTALLED BY THE DUE DATE.
 

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 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community
Planning and Building 

SUBJECT:

APP 23-368 (Gaya): Appeal of a Track 1 Design Study, DS 22-330 (Gaya), for a balcony
and deck addition to an existing upper floor at the front of the residence and the
construction of a new awning roof. APN: 010-043-014-000. RECOMMEND
CONTINUANCE TO A DATE UNCERTAIN; APPELLANT AND PROJECT
APPLICANT HAVE REQUESTED CONTINUANCE.
 

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 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Marnie R. Waffle, AICP, Principal Planner 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community
Planning and Building 

SUBJECT:

DR 24059 & UP 24060 (Hofsas House, Inc.): Consideration of a Design Review
application, DR 24059 (Hofsas House, Inc.), Use Permit application, UP 24060 (Hofsas
House, Inc.), and associated Lot Line Adjustment and Coastal Development Permit for the
demolition of the 38-room Hofsas House Hotel and the construction of the Carmel Legacy
Hotel, a 38-room hotel and two apartments inclusive of the historic "Donna Hofsas House"
and associated hotel accessory uses, located on San Carlos Street 2 northwest of 4th
Avenue in the Residential & Limited Commercial (RC) District. APNs: 010-124-001-000
and 010-124-014-000.
 

Application: DR 24059 & UP 24060 (Hofsas
House, Inc.) APN: 010-124-001-000, 010-124-014-000 

Block:34 Lot:Various 
Location: San Carlos Street 2, northwest of 4th Avenue
Applicant:Eric Miller Architects Property Owner: Hofsas House, Inc.

Executive Summary:
The Hofsas House Hotel is a 38-room hotel that has been in operation since the 1950's. The proposed
project is demolition of the existing hotel and construction of a new hotel with modern amenities such as a
restaurant and dining room, business center, gym/fitness center, salon, and spa. The hotel buildings were
evaluated in 2023 for historical significance, and on December 18, 2023, the Historic Resources Board
adopted a Determination of Ineligibility for the hotel. The Planning Commission is considering a use permit
for the hotel and a design review for the redevelopment of the site. A lot line adjustment is also proposed.

Recommendation:
Adopt a Resolution (Attachment 1) approving a Use Permit for the 38-room Carmel Legacy Hotel, the
historic Donna Hofsas House, and associated accessory uses located on San Carlos Street 2 northwest of
4th Avenue in the Residential & Limited Commercial (RC) District. APN 010-124-001-000 and 010-124-



014-000, and
 
Adopt a Resolution (Attachment 2) approving a Design Review and associated Lot Line Adjustment and
Coastal Development Permit for the demolition of the 38-room Hofsas House Hotel and the construction of
the Carmel Legacy Hotel, a new 38-room hotel and two apartments inclusive of the historic "Donna Hofsas
House" and associated hotel accessory uses, located on San Carlos Street 2 northwest of 4th Avenue in
the Residential & Limited Commercial (RC) District. APN 010-124-001-000 and 010-124-014-000.

Background and Project Description:
The Hofsas House Hotel occupies a 36,200 square foot building site comprised of two legal lots of record,
an 8,000 square foot lot (Block 34, Lots 1 & 3, APN 010-124-001) and a 28,200 square foot lot (Block 34,
Lots 5, por. of 7, por. of 8, 9, 10, por. of 11, 12, 14, APN 010-124-014). The hotel, as it is known today, was
constructed in 1957 and expanded in 1968. The historic Donna Hofsas House is located on the larger of
the two parcels, fronting Dolores Street, and was constructed in 1960.
 
Four residences were constructed on lots 7, 9, 11, and 12 on San Carlos Street, northwest of Fourth
Avenue, between 1923 and 1933. In 1943, the two-story residence on lot 9 was remodeled into apartments.
Donna and Fred Hofsas purchased these properties in 1949 and created the Hofsas House complex of
rental rooms and apartments. In 1956, they demolished two of the residences (lots 7 and 12) to create a
parking lot.
 
In January 1957, Donna and Fred built a Bavarian-themed four-story, 25-unit motel and swimming pool
designed by architect Robert Jones. Two of the pre-1957 cottages were remodeled and incorporated into
the hotel's new design (lots 5 and 7). The reception area to the south of the hotel was one of the existing
buildings, as evidenced by Robert Jones’ site plan for the project (lot 9). This area was further enlarged to
the south to create the Porte-cochere (portion of lot 11). A front-facing, clipped gable roof sweeps to the
south to cover the Porte-cochere. Design features include wide, overhanging eaves with visible rafters, pink
stucco with contrasting decorative half-timbering, front-gabled dormers, vertical diamond-paned windows,
balconies with band-sawn railings, and floral murals by Maxine Albro.
 
In 1960, Donna Hofsas House, a single-family dwelling sporting a hyperbolic-parabola roof (aka modern
gull-wing roof), was constructed on a portion of the larger hotel property (lots 8 and 10) fronting Dolores
Street and served as the hotel manager’s house. The home was evaluated for historical significance in
2002 and again in 2023 when it was officially added to the Carmel Historic Inventory.
 
In 1968, Donna Hofsas commissioned the eight-unit detached North Wing on lots 1 and 3 (front San Carlos
Street) after demolishing two apartment buildings on those parcels. The north wing also expresses the
Bavarian theme featuring wide, overhanging eaves, clipped gables, pink stucco, decorative half-timbering,
gabled dormers, and band-sawn railings.
 
The hotel buildings were evaluated in 2023 for historical significance, and on December 18, 2023, the
Historic Resources Board adopted a Determination of Ineligibility for the hotel. No appeals were filed, and
the decision became final on January 10, 2024.
 
The applicant proposes demolishing the 38-room Hofsas House Hotel and building a new hotel, Carmel
Legacy Hotel. There would be no increase in the number of hotel rooms.
 
Community Meetings Hosted by the Applicant
The applicant team hosted community meetings on January 26, 2023, and October 18, 2023, to present a



preliminary design of the project to the community and solicit feedback. The applicant team also presented
the project at the Carmel Chamber of Commerce Roundtable on May 17, 2023, and at the Carmel
Chamber of Commerce Board Meeting on May 25, 2023. The applicant initiated all of these meetings, and
the feedback received informed changes to their design.
 
Development Review Committee Meeting
On February 16, 2023, the City’s Development Review Committee met to discuss the proposed project
and provide preliminary feedback to the applicant. The Committee includes the Carmel Community
Planning & Building Department, Carmel Public Works Department, Monterey Fire Department, Monterey
Peninsula Water Management District, and Carmel Area Wastewater District.
 
Conceptual Review
Carmel Municipal Code Section 17.14.110 (Standard of Review and Design Guidelines) states
 
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.
 
On December 13, 2023, the Planning Commission held a public hearing to review the project's conceptual
design. The following summarizes the Planning Commission’s comments/direction:
 

Average grade is an appropriate measurement tool to determine building height.
The restaurant above the lobby and the separate lounge west of the lobby do not qualify as a special
design feature (e.g., towers, steeples, and ornamentation) and cannot exceed the maximum building
height.
The Commission was divided on whether the project is human scale.
A parking/traffic study is necessary.
All accessory uses should be restricted to guests of the hotel.

 
Based on feedback from the Commission and the public, the following revisions were made to the design:
 

 The height of the lobby building was reduced by 3 feet.
 A parking/traffic study was submitted.
The vehicle exit on Third Avenue at San Carlos Street was reintroduced into the design.

Staff Analysis:
ZONING.
 
Archaeological Overlay District: Applications for new construction or additions, alterations, and remodels
involving excavation of undisturbed earth shall include an Archaeological Resource Management Report
(ARMR). The “Archaeological Resource Management Reports (ARMR): Recommended Contents and
Format” (cited as the ARMR Guidelines, prepared by the California Office of Historic Preservation) shall be
used as guidelines for the preparation of ARMR reports. The Planning Commission and the Department of
Community Planning and Building shall use these ARMR Guidelines to review proposed construction and
mitigation for potential impacts on archaeological resources. Project plans that fail to achieve reasonable
compliance with these ARMR Guidelines shall not be approved.



 
Residential and Limited Commercial (RC) District: The purpose of the RC District is to provide an
appropriate location for permanent and transient residential uses, service and office uses, and limited retail
uses that do not adversely impact the residential neighborhood. This district is intended to provide a
transition and buffer between the more intense activities in the CC and SC districts and the less intense
activities in the R-1 and R-4 districts. Hotels are a conditionally permitted use in the RC District.
 
CONDITIONAL USE PERMIT.
 
Findings for the Reconstruction of a Hotel Use
The Hofsas House Hotel is considered a nonconforming use because it was established prior to a change
in the municipal code that now requires a use permit for hotels. The demolition and reconstruction of the
hotel requires that the project meet all current standards for a hotel, including the granting of a use permit by
the Planning Commission.
 
The following special use permit findings are required for the reconstruction of hotels/motels in the
commercial districts (CMC 17.64.120, Existing Motel Uses and the Reconstruction of Motel Buildings in
Commercial and R-4 Districts).
 
A. That the motel or hotel was in existence and lawfully established prior to April 1988 and has remained in
operation since that time. That the proposed use will not increase the number of lodging units in existence
as of that date.
 
Staff Response: In 1957, a four-story, 25-unit hotel and swimming pool were constructed, and an adjacent
single-family residence was remodeled to serve as the hotel reception area. The existing porte cochere
adjacent to the reception office was also constructed at this time. In 1968, eight additional units were
constructed on an adjacent 8,000-square-foot lot north of the hotel. Combined with the five units remaining
from the early days of the rental rooms and apartments, the hotel has operated 38 units since 1968. The
proposed Carmel Legacy Hotel includes 38 rooms. The project meets this finding.
 
B. That the proposed use will be operated as a commercial business offering transient lodging for guests
and visitors. That the use will maintain living quarters occupied by a full-time manager on-site, if such
occupancy was previously established as part of the use.
 
Staff Response: The Carmel Legacy Hotel will continue to operate as a hotel, providing transient lodging to
guests for periods of less than 30 days. The historic Donna Hofsas House, which served as the original
hotel manager’s unit, will be remodeled into two apartments and continue providing living quarters for an on-
site manager. The project meets this finding.
 
C. That the minimum number of units on the site is five. That, except for the manager’s unit, no units shall
contain kitchens or similar facilities for cooking food.
 
Staff Response: The project proposes to maintain 38 hotel units. Special condition of approval no. 38
states that no hotel units shall contain kitchens or similar facilities for cooking. A kitchen is defined as, Any
room or any part of a room designed, built, equipped, used, or intended to be used for the preparation of
food and dishwashing, whether or not said room contains a cookstove or any other cooking appliance. A
dining room, alcove, or similar room adjacent to or connected with a kitchen in which toasters, grills,
percolators, and similar appliances are used shall not be deemed a kitchen. (CMC 17.70) The two
apartments within the historic Donna Hofsas House, one of which will serve as the on-site manager’s unit,
are required to have kitchens as a permanent residential use. With the application of conditions, the project



meets this finding.
 
D. That, when reconstruction is involved, a site plan has been approved through the design review process
that maximizes usable open space, minimizes unrelieved expanses of pavement devoted to parking and
conforms in all respects to the commercial design requirements in Chapter 17.14 CMC, Commercial
Zoning Districts.
 
Staff Response: The applicant has submitted a site plan for design review that includes replacing the
existing expanse of pavement devoted to parking with structured parking that will screen vehicles and
provide opportunities for passive outdoor gathering spaces. Special conditions have been included to
ensure that the project meets all commercial design requirements. With the application of conditions, the
project meets this finding.
 
E. That the use meets all parking requirements for all uses on the site established by Chapter 17.38 CMC,
Off-Street Parking Requirements.
 
Staff Response: The project is required to provide one on-site parking space for each hotel unit and 1.5
spaces for each permanent residential use, for a total of 41 spaces. The applicant proposes at least 68
spaces in an underground parking structure. The additional spaces are to provide off-street parking for the
hotel's employees, relieving parking pressures on surrounding streets in the residential district. Additionally,
the applicant is proposing a valet-only service for all guests and hotel employees. The project meets this
finding.
 
F. That incidental service uses provided by the motel, that are not otherwise allowed within the land use
district, will be limited to use by motel occupants only and will not be made available to the general public.
 
Staff Response: The project includes a restaurant, café/bakery, fitness center, salon, and spa. In the RC
District, all of these uses are prohibited except for barber and beauty shops. The applicant proposes to limit
the use of these facilities to hotel guests only. The project meets this finding.
 
Minor Accessory Uses to Hotels/Motels
Hotels and motels may include minor accessory uses such as light meals and refreshments for guests only,
with or without separate remuneration. If such accessory uses are available to the general public, they must
be allowed land uses within the underlying land use district and must meet all design, parking, and land use
regulations established for the use (CMC 17.14.040.M, Hotels and Motels).
 
Additionally, CMC Section 17.14.040.B (Ancillary Uses) states,
 
Requests for the establishment of more than one ancillary use with a primary use, or to establish one or
more ancillary uses with a proportion of more than 10 percent of the primary use shall only be approved
upon the granting of a use permit by the Planning Commission through the adoption of findings
established in CMC 17.64.060, Ancillary or Accessory Uses.
 
The applicant is proposing the following accessory/ancillary uses:
 
Restaurant. The project includes a 50-seat restaurant. The kitchen would be located on level two below the
lobby, and the seating area on level four above the lobby.
 
Café/Bakery. The proposed café/bakery would be approximately 300 square feet in size and would be
located on level 2 adjacent to the lobby building.



 
Gym/Fitness Center. The project includes an approximately 500-square-foot gym for hotel guests only.
The Gym would be located in a portion of the historic Donna Hofsas House. It would be open from 6 a.m.
to 9 p.m. daily.
 
Business Center. The proposed business center is approximately 350 square feet and located in the
historic Donna Hofsas House. It would be open 24 hours a day, seven days a week.
 
Spa & Hair Salon. The proposed spa and hair salon is approximately 700 square feet and is located on
level 2 in Building 5. Services would be available by appointment only.
 
Findings for Multiple Ancillary Uses
The following special findings are required for approval of ancillary or accessory uses (CMC 17.64.060):
 
A. That all proposed ancillary uses are compatible with the primary use;
 
Staff Response: The proposed ancillary uses are compatible with newer hotels in tourist destinations that
provide guest amenities.
 
B. That the proposed land use, considered as a whole, appears to have the primary and ancillary uses
united by a consistent theme and that the use will not exhibit a character of multiple, unrelated activities
combined into one business; and
 
Staff Response: All of the proposed activities would serve the needs of guests, whether traveling on
business or for pleasure. Amenities also cater to guests hosting a special event or celebration, such as a
wedding.
 
C. That the use will contribute to the character of the commercial district as a residential village with a mix of
unique retail and service shops.
 
Staff Response: This finding is not applicable.
 
Time Limits on Commercial Business Use Permits
Carmel Municipal Code Section 17.52.170 (Time Limits on Approvals and Denials) places a six-month time
limit on commercial business use permits. The approval expires if a commercial business is not established
within this time frame. CMC Section 17.52.170.B allows the Planning Commission to approve an alternative
time limit by adopting a condition of approval. Staff recommends special condition of approval no. 7
(Attachment 1) to extend the time period for which the commercial business use permit will remain valid
from six months to 18 months to run concurrently with the commercial design review permit.
 
DEVELOPMENT STANDARDS.
 
Building Site Area: The maximum building site area in the RC District is 32,000 square feet. The project
site comprises two legal lots of record, an 8,000-square-foot lot containing eight hotel rooms and a 28,200-
square-foot lot containing 30 hotel rooms. The combined lot size is 36,200 square feet. The applicant is
proposing a lot line adjustment to create two more equally sized lots at approximately 18,333 square feet
and 17,867 square feet, respectively. The project meets this standard.
 
Lot Line Adjustment: Applications for lot line adjustments in commercial districts require review and
approval by the Planning Commission (CMC 17.44.040, Approval of Applications). The applicant requests



to shift the lot line between lots 3 and 5 in Block 34 to the south, between proposed Buildings 2 and 4 and
the Lobby. The adjusted lot line would result in the two lots being more equally sized at approximately
18,333 square feet and 17,867 square feet, respectively. Staff supports approval of the lot line adjustment.
Special condition of approval no. 39 requires the applicant to prepare a final record of survey map and
submit it to the Community Planning and Building Department for review and recordation with the Office of
Monterey County.
 
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, and bridges, permanent structural
elements protruding from buildings such as overhanging balconies, oriel windows, stories that overhang a
ground-level story, and covered carports (CMC 17.14.130, Building Coverage).
 
Excluded from building coverage are roof eaves extending less than 30 inches from the face of the
building, awnings or covered entryways, and masonry walls not greater than six feet in height, such as wing
walls, planter walls, or grade-separation retaining walls.
 
All site area not counted as building coverage shall be considered open space (CMC 17.14.130, Building
Coverage). Open space is an open area free of structures and visually accessible from public ways or
walkways (CMC 17.14.170.A).
The maximum allowable building coverage in the RC district shall not exceed 70 percent of the total site
area if the land area is 4,000 square feet or less. If the land area is more than 4,000 square feet, the
allowable building coverage shall be reduced by one percent for each additional 2,000 square feet of site
area. (For example, the allowable building coverage on a 6,000-square-foot site equals 69 percent of the
total site area.)
 
The proposed lot sizes are approximately 18,333 square feet and 17,867 square feet. The maximum
allowable building coverage is, 62.84% or 11,520 square feet and 63.07% or 11,268 square feet,
respectively. Special condition of approval no. 40 has been added, requiring a comprehensive building
coverage analysis, including diagrams, prior to the issuance of a building permit to confirm the project
complies with maximum building coverage standards.
 
Floor Area Ratio: Floor area 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.
 
Excluded from floor area are the following: underground floor space within a basement, cellar or
underground garage when not used for commercial purposes. Also excluded are: underground areas for
noncommercial storage or parking and mechanical spaces within a building limited to vent, duct and piping
shafts, and mechanical equipment rooms of the minimum size required by the building code.
 
The floor area ratio for a 2-story building in the RC District is 80 percent. No single structure shall contain
more than 10,000 square feet of floor area. In addition to the basic floor area ratio two-story buildings may
qualify for a bonus of up to 15 percent, which allows a floor area ratio of up to 95 percent of the site area. A
floor area bonus of up to 10 percent may be granted for projects that include a courtyard and/or intra-block
walkway.
 
The proposed lot sizes are approximately 18,333 square feet and 17,867 square feet. The maximum
allowable floor area is 14,666 and 14,293, respectively. The applicant is also proposing two intrablock
walkways, a east-west walkway on Lot 2 and a north-south walkway on Lot 1.



 
The table below provides a breakdown of the floor area ratio with the intrablock walkway bonus. 
 
Table 1. 80% Floor Area Ratio Plus 10% Intrablock Walkway Bonus

 Lot Size 80%
FAR

10%
Bonus

Total
Allowed

Proposed Dif.

Lot 1 18,333 14,666 1,833 16,499 18,688 +2,189
Lot 2 17,867 14,293 1,786 16,079 13,778 -2,301
Total 36,200 28,959 3,619 32,578 32,466 -112

 
While the project as a whole does not exceed the combined floor area allowance, the amount of square
footage on Lot 1 exceeds what is permitted. Special condition of approval no. 41 requires the applicant to
reduce the square footage prior to the issuance of a building permit. With the application of conditions, the
project meets this standard.
 
Building Height: The maximum allowable building height in the RC District is 26 feet, except that building
sites that face, abut, or adjoin any property in the R-1 district shall be limited to a height of 24 feet. The
project faces an R-1 district on both the north and west sides of the site; therefore, the maximum building
height is 24 feet.
 
Note: Small areas not exceeding 10 percent of the proposed building coverage and occupied by special
design features such as towers, steeples, and ornamentation may exceed these heights if approved by the
Planning Commission.
 
The height of buildings is measured as the plumb vertical distance from the existing or finished grade
(whichever is more restrictive) to the highest point on the roof (CMC 17.06.020.L, Measuring Height).
Existing grade is the topographic elevation representing the surface of the ground prior to grading, filling, or
other site alterations for a project. Existing grade may also be referred to as natural grade. Finished grade is
the topographic elevation representing the ground surface of those parts of the site not occupied by a
building upon project completion.
 
On sites disturbed from previous grading or excavation activities, an approximation of preexisting conditions
may be used as a reference for determining average or existing grade using grades on adjacent sites,
retaining walls, and prior survey maps. All such grade approximations shall require the concurrence of the
Department and a determination that the resulting project complies with all requirements of the Zoning
Ordinance, avoids large exposed cuts and unnatural topography, and is consistent with R-1 design
objectives (CMC 17.06.020.F).
 
Due to prior over-excavation of the lot, the applicant requests the use of average grade to measure the
height of new structures. Average grade is defined as, A horizontal line approximating the ground
elevation through each building on a site used for calculating the exterior volume of buildings. Average
grade is calculated separately for each building. At the December 13, 2023, Planning Commission
meeting, the Commission expressed support for using average grade to measure building height.
 
The project has been designed within the 24-foot height limit as measured from average grade, with the
exception of minor projections for elevator towers. Refer to Attachment 5, Sheet A-19C for an analysis of
the projects compliance with the R-1 design objectives. The project meets this standard.
 
Setbacks: The project site abuts parcels in the RC District to the south and west and is located across
from the R-1 District to the north and west. The east side is across from the RC District.



 
The setbacks identified below apply to the project. Setbacks shall be used primarily for landscaping.
 
Buildings 1-4:
Front Setback (East, San Carlos Street, across from RC District): 5 feet
Rear Setback (West): Not Applicable
North Side Setback (Unimproved Third Street): Not Applicable
South Side Setback (Proposed Lobby, abutting RC District): 5 feet for 50 percent
 
Lobby:
Front Setback (East, San Carlos Street, across from RC District): 5 feet
Rear Setback (West): Not Applicable
North Side Setback (Interior Lot Line, abutting RC District): 5 feet for 50 percent
South Side Setback (Interior Lot Line, abutting RC District): 5 feet for 50 percent
 
Building 5:
Front Setback (West, Dolores Street, across from R-1)
Rear Setback (East): Not Applicable
North Side Setback (Interior Lot Line, abutting RC District): 5 feet for 50 percent
South Side Setback (Interior Lot Line, abutting RC District): 5 feet for 50 percent
 
Historic Donna Hofsas House: No Change
 
Parking Regulations: For an analysis of the project's conformance with on-site parking requirements, see
the discussion above under Conditional Use Permit, Findings for the Reconstruction of a Hotel Use,
Subsection E.
 
At the December 13, 2023, conceptual review hearing with the Planning Commission, the applicant was
asked to prepare a parking and traffic study to evaluate traffic impacts on Dolores Street with a single point
of entry/exit from the garage. In response to the concerns raised by the neighbors, the applicant has revised
the circulation pattern on site to retain the exit onto Third Avenue, thereby reducing the number of vehicle
trips at the Dolores Street entry. The applicant also commissioned Hexagon Transportation Consultants to
prepare a Vehicle Miles Traveled (VMT) and Parking Assessment for the project (Attachment 6).
 
Vehicles Miles Traveled (VMT) replaced the former Levels of Service (LOS) intersection analyses under
the California Environmental Quality Act (CEQA). The study is based on a 38-room hotel with all on-site
facilities restricted to hotel guests only. It concludes that there would be no net increase in vehicle trips
compared to current conditions. Additionally, the applicant proposes to provide an electric bus and
limousine service that would shuttle guests to and from local designations, including to and from the
Monterey airport. These services are not currently offered at the hotel. By providing alternative
transportation options for hotel guests, the number of daily vehicle trips can be expected to be lower.
 
The Hexagon report also analyzed existing parking demand at the hotel. Based on industry standards, the
peak parking demand for a hotel occurs at approximately 9 a.m. on weekdays and 9 p.m. on Saturdays. A
parking occupancy survey was conducted on April 29, 2023 (Saturday) and May 2, 2023 (Tuesday) to
determine existing parking demand at the hotel. The survey involved counting the number of vehicles
parked on-site during the peak periods. Of 28 on-site parking stalls, 15 were occupied on Tuesday and 20
on Saturday. The report concludes that existing on-site parking meets current demand.
 
The proposed hotel maintains the same number of rooms, and while the variety of amenities will increase,
they will be limited to guests only and, therefore, not generate additional parking demand. Additionally, the



project proposes 68 on-site parking spaces, which exceed the current number of on-site spaces (28) and
the amount of required parking (41).
 
Underground Parking: The following standards apply to underground parking:
 
1. The maximum height of the finished floor level above an underground parking garage facing any public
street, way, place or park, shall not be higher than five feet above the existing grade or the official street
grade, whichever measurement results in the lower height.
 
Staff Analysis:  The street grade elevation at the parking structure entrance on Dolores Street is 66.41’. The
finish floor level of Building 5 is 69’. The project meets this standard.
 
2. Underground parking garages may be constructed within required setbacks if significant trees will not be
removed or injured and the setback can still be effectively landscaped. Underground garage designs shall
provide sufficient room around the perimeter to accommodate existing and new tree root systems for all
trees required as part of the project.
 
Staff Analysis: The proposed parking structure would encroach into side and rear setbacks on the north,
south, and west property lines. Except for the north elevation, the site is surrounded by development, and
no tree root systems will be impacted. Special condition of approval no. 36 requires landscaping within
required setbacks to be shown on a final landscape and irrigation plan.
 
3. The grade of driveways providing access to underground garages shall not exceed five percent in the
first 10 feet of the driveway slope near the street or sidewalk and shall not exceed 10 percent in the last 10
feet near the level of the garage floor. The intervening grade shall not exceed 25 percent. Driveway designs
shall provide sufficient area to allow drivers to view automobile and pedestrian traffic before merging into
such traffic.
 
Staff Analysis: The first 10 feet of the driveway on Dolores Street are proposed to have a 5 percent slope.
The next 24 feet would be sloped at 23 percent. This driveway would be an entry only. Vehicles would exit
on Third Avenue at San Carlos Street. The project meets this standard.
 
4. Garages shall be ventilated to avoid the build-up of exhaust gases. When mechanical ventilation is used,
noise mitigation measure shall be incorporated such as low-noise fans, insulated ductwork and vibration
absorbing mounting systems. Ducts shall not exhaust toward any building openings or open space on any
adjoining property nor toward any on-site or off-site open space, pathway, street, place or park accessible to
the public. Venting to the roof is generally preferred. Plans for underground garages shall be reviewed to
ensure accessibility for Police and Fire Department personnel during emergencies. To the extent possible,
utility meters, vaults and connections should be located within garages or driveways and away from
pedestrian walking surfaces.
 
Staff Analysis:  Special condition of approval no. 37 requires the applicant to demonstrate compliance with
these standards prior to the issuance of a building permit.
 
DESIGN REVIEW.
 
Commercial Design Review: To protect the unique qualities and characteristics of the commercial districts,
all exterior design changes are subject to site plan and architectural approval as prescribed in Chapter
17.58 CMC, Design Review. The basic standard of review in the commercial district is whether the project
constitutes an improvement over existing conditions – not whether the project just meets minimum
standards (CMC 17.14.100, Design Review and Basic Review Standard).



 
Approval of any design review application for a commercial project shall require the Planning Commission
to find that the proposed project represents an improvement over existing conditions. All projects approved
shall comply with minimum zoning standards established by Title 17, Zoning. However, compliance with
minimum standards does not constitute a sufficient basis for project approval. Projects also shall be
evaluated for compliance with the design guidelines.
 
Applications subject to design review shall not require a public hearing unless the project involves a historic
structure or dwelling, requires a use permit, variance, subdivision, lot line adjustment, appealable coastal
development permit (CDP), or other land use permit that requires a hearing in accord with the provisions of
this title or State law. All track two projects shall be subject to the CDP requirements of the Local Coastal
Program (LCP), and a track two design review approval shall constitute a coastal development permit for
the project.
 
Commercial Design Guidelines.
 
Roofing Materials
 
1. 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.
 
2. All newly installed roofs shall be of noncombustible Class-A materials. Buildings determined by the City
to qualify as historic resources may use fire treated wood roofing materials with a fire resistant underlayment
assembly approved by the Building Official to meet standards for historic rehabilitation.
 
Concealment of Rooftop Equipment.
 
1. Design Review. Rooftop mechanical equipment such as, but not limited to, heating, cooling and
ventilation system equipment shall be concealed from public view. When visible, the enclosures and
location of such equipment are subject to design review. Existing rooftop mechanical equipment shall be
concealed or relocated out of view whenever a roof is replaced as defined in subsection (B)(4) of this
section and when equipment is upgraded or replaced to any extent that requires issuance of a building
permit.
 
2. Standards for Review. Rooftop mechanical equipment shall be restricted or shielded from view from the
public right-of-way and from adjoining structures by one or more of the following means:
 
a. Located on a portion of the rooftop that is not visible to the public.
 
b. Located behind roof forms, parapets or screens that are compatible with the architectural character of the
structure.
 
Open Space & Landscaping:
All site area not counted as building coverage shall be considered open space (CMC 17.14.130, Building
Coverage). Open space is an open area free of structures and visually accessible from public ways or
walkways (CMC 17.14.170.A).
 
CMC Section 17.14.180 (Landscaping) requires that landscaping in commercial districts be provided in
accordance with Chapter 17.34 CMC, Landscaping. The landscaping requirements for commercial
development are as follows:



 
1. A minimum of 50 percent of the required open space on each site shall be landscaped. Landscaping
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 shall include upper canopy trees on-site
and/or in the sidewalk in front of the property whenever possible.
 
2. Building sites contiguous to the R-1 district shall provide sufficient landscaping and trees to blend visually
with open space and landscaping on adjacent sites.
 
Lighting: Condition of approval no. 11 has been included requiring the submittal of a comprehensive lighting
plan prior to issuance of a building permit.
 
Public Improvements: Development projects involving substantial new or replacement construction shall
include improvements in the public right-of-way adjacent to the building site to coordinate the design of the
development with the design of City streets, sidewalks, walkways and infrastructure improvements and to
enhance the overall appearance of the community (CMC 17.14.190, Public Improvements). Special
condition of approval no. 35 requires the submittal of a comprehensive public improvement plan prior to the
issuance of a building permit.

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 15332 (Class
32) – Infill Development Projects. The project includes the demolition of a 38-room hotel and the
construction of a new 38-room hotel and therefore qualifies for a Class 32 exemption. The proposed
project does not present any unusual circumstances that would result in a potentially significant
environmental impact, and no exceptions to the exemption exist pursuant to section 15300.2 of the CEQA
Guidelines.
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

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

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

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

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

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

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

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

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

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

Regulations), Hotels and Motels in the RC District require a conditional use permit; and 
 
WHEREAS, on March 29, 2024, a notice of the public hearing scheduled for April 10, 2024, 

was published in the Carmel Pine Cone in compliance with State law (California Government Code 
65091) and mailed to owners of real property within a 300-foot radius of the project indicating 
the date and time of the public hearing; and  

 
WHEREAS, on or before March 31, 2024, the Applicant posted the public notice on the 

project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before April 5, 2024, the meeting agenda was posted in three locations 

in compliance with State law indicating the date and time of the public hearing; and  
 

WHEREAS, on April 10, 2024, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the Use Permit, including, without limitation, the 
information provided to the Planning Commission by City staff and through public testimony on 
the project; and 
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WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, 
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that 
certain projects be reviewed for environmental impacts and that environmental documents be 
prepared; and 

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

Application is categorically exempt under Section 15332 (Class 32) – Infill Development Projects, 
and no exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; 
and  
 

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

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

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

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

FINDINGS REQUIRED FOR USE PERMIT APPROVAL (CMC 17.64.010 & 17.64.020)  
For each of the required findings listed below, the staff has indicated whether the application, 
either as proposed or with conditions, supports adopting the findings. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission's decision-
making. Findings checked "yes," depending on the issues, may or may not be discussed in the 
report. 
Municipal Code Findings: CMC 17.64.010 YES NO 
1. That the proposed use will not be in conflict with the City’s General Plan. ✔   
2. That the proposed use will comply with all zoning standards applicable to the use 
and zoning district.  

✔   

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

✔   

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

✔   

5. That the proposed use will not be injurious to public health, safety or welfare.  ✔   
6. That the proposed use will be compatible with surrounding land uses and will not 
conflict with the purpose established for the district within which it will be located.  

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

✔   

Municipal Code Findings: CMC 17.64.020 YES NO 
A. That allowing the proposed use will not conflict with the City’s goal of achieving 
and maintaining a balanced mix of uses that serve the needs of both local and 
nonlocal populations. 

✔   

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

✔   

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

✔   

Municipal Code Findings: CMC 17.64.120 YES NO 
A. That the motel or hotel was in existence and lawfully established prior to April 
1988 and has remained in operation since that time. That the proposed use will not 
increase the number of lodging units in existence as of that date. 

✔  

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

✔  

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

✔  

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

✔  

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

✔  

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

✔  

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

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

CONDITIONS OF APPROVAL 

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

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

2.  Codes and Ordinances. The project shall conform to all Residential & Limited 
Commercial (RC) District requirements. All adopted building and fire codes shall be 
adhered to when preparing the working drawings. If any codes or ordinances require 
design elements to be changed, or if any other changes are requested when such 
plans are submitted, such changes may require additional environmental review and 
subsequent approval by the Planning Commission. 

✔ 

3.  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. 

✔ 

4.  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. 

✔ 

5.  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. 

✔ 

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

✔ 

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

✔ 

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

✔ 

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

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

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

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

Business Center:  
• 350 square feet (approximately) 

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

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

✔ 

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

✔ 

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

✔ 

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

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

WHEREAS, on March 29, 2024, a notice of the public hearing scheduled for April 10, 2024, 
was published in the Carmel Pine Cone in compliance with State law (California Government Code 
65091) and mailed to owners of real property within a 300-foot radius of the project indicating 
the date and time of the public hearing; and  

 
WHEREAS, on or before March 31, 2024, the Applicant posted the public notice on the 

project site and hand-delivered a copy of the public notice to each property within a 100-foot 
radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before April 5, 2024, the meeting agenda was posted in three locations 

in compliance with State law indicating the date and time of the public hearing; and  
 

WHEREAS, on April 10, 2024, the Planning Commission held a duly noticed public hearing 
to receive public testimony regarding the commercial design review, including, without limitation, 
the information provided to the Planning Commission by City staff and through public testimony 
on the final design of the project; and 
 

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

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

Application is categorically exempt under Section 15332 (Class 32) – Infill Development Projects, 
and no exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; 
and  
 

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

Attachment 2



Resolution No. 2024-XXX-PC 
Page 3 of 12 
 
 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Carmel-
By-The-Sea does hereby make the following findings and determinations regarding the 
Commercial Design Review:  
 

FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL  
For each of the required findings listed below, the staff has indicated whether the application 
supports adopting the findings, either as proposed or with conditions. For all findings checked 
"no," the staff report discusses the issues to facilitate the Planning Commission’s decision-
making. Findings checked "yes" may or may not be discussed in the report, depending on the 
issues. 
CMC 17.58.060 Design Review Approval Findings YES NO 
Conforms to the applicable policies of the General Plan and the Local Coastal 
Program. 

✔  

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

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

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

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

✔   

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

✔   

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

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

 

CONDITIONS OF APPROVAL 

No. Standard Conditions 
1.  Authorization. This approval of Design Review application DR 24-059 (Hofsas House, Inc.) 

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

2.  Codes and Ordinances. The project shall be constructed in conformance with all 
requirements of the Residential & Limited Commercial (RC) District and Archaeological 
Significance (AS) Overlay District. All adopted building and fire codes shall be adhered to 
when preparing the working drawings. If any codes or ordinances require design elements 
to be changed, or if any other changes are requested when such plans are submitted, such 
changes may require additional environmental review and subsequent approval by the 
Planning Commission. 

3.  Permit Validity. In accordance with CMC Section 17.52.170 (Time Limits on Approvals and 
Denials), a commercial design review approval remains valid for 18 months from the date 
of action. The project must be implemented during this time, or the approval becomes 
void. Implementation is effected by erecting, installing, or beginning the installation of the 
improvement authorized by the permit, as determined by the Director. Extensions to this 
approval may be granted consistent with CMC 17.52.170.C. 

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

Attachment 2



Resolution No. 2024-XXX-PC 
Page 5 of 12 
 

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

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

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

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

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

7.  Utility Meter Locations. The placement of all utility meters shall be screened from public 
view to the satisfaction of the Community Planning & Building Director. Before changing 
the location of any utility meter, the Community Planning and Building Director or 
designee must give written approval.     

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

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

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

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

12.  Stone Facades (including chimneys). Prior to the issuance of a building permit, the 
Applicant shall identify the masonry pattern for all stonework in the construction 
drawings. Stone facades shall be installed in a broken course/random or similar masonry 
pattern. Setting the stones vertically on their face in a cobweb pattern shall not be 
permitted. All stonework shall be wrapped around building corners and terminated at an 
inside corner or a logical stopping point that provides a finished appearance. Termination 
of stonework shall be subject to review and approval by the Community Planning & 
Building Director or their designee.  

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

14.  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 
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connection with any project approvals. This includes any appeal, claim, suit, or other legal 
proceedings to attack, set aside, void, or annul any project approval. The City shall 
promptly notify the Applicant of any legal proceeding and cooperate fully in the defense. 
The City may, at its sole discretion, participate in any such legal action, but participation 
shall not relieve the Applicant of any obligation under this condition. Should any party 
bring any legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for resolving all such actions 
by the parties hereto. 

15.  Hazardous Materials Waste Survey. Prior to the issuance of a demolition permit, the 
Applicant shall submit a hazardous materials waste survey to the Building Division in 
conformance with the Monterey Bay Unified Air Pollution Control District. 

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

17.  Cultural Resources. Throughout construction, all excavation activities shall immediately 
cease if cultural resources are discovered on the site, and the Applicant or his/her agent 
on the site shall immediately notify the City of Carmel Community Planning & Building 
Department within 24 hours. Work shall not recommence until such resources are 
properly evaluated for significance by a qualified archaeologist. If the resources are 
determined to be significant, prior to the resumption of work, a mitigation and monitoring 
plan shall be prepared by a qualified archaeologist and reviewed and approved by the City 
of Carmel Community Planning and Building Director.  
 
If any human remains are found at any time during construction, work shall stop, and the 
applicant or his/her agent on the site shall immediately notify the Monterey County 
Coroner in compliance with applicable State requirements (California Public Resources 
Code (PRC) Section 5097.98).  

18.  Truck Haul Route. Prior to the issuance of a building permit, the Applicant shall submit for 
review and approval by the Community Planning & Building Director, in consultation with 
the Public Works and Public Safety Departments, a truck-haul route and any necessary 
traffic control measures for the grading activities. The Applicant shall be responsible for 
ensuring adherence to the truck-haul route and implementation of any required traffic 
control measures. 

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

20.  Conditions of Approval. Prior to the issuance of a building permit, the Applicant shall print 
a copy of the Resolution adopted by the Planning Commission and signed by the property 
owner(s) on a full-size sheet within the construction plan set submitted to the Building 
Safety Division.  

Landscape Conditions 
21.  Landscape Plan Required. Prior to the issuance of a building permit, the Applicant shall 

submit a landscape plan for review and approval by the Community Planning & Building 
Department and the City Forester. The landscape plan shall be included in the 
construction drawings and will be reviewed for compliance with the landscaping 
standards contained in the Zoning Code, including, but not limited to, the following:  
 
1) All new landscaping shall be 75% drought-tolerant;  
2) Landscaped areas shall be irrigated by a drip/sprinkler system set on a timer; and 
3) The project shall meet the City’s recommended tree density standards unless otherwise 
approved by the City based on on-site conditions.  
 
The landscape plan shall identify the location where new trees will be planted when new 
trees are required to be planted by the City code, the Forest and Beach Commission, or 
the Planning Commission. 

22.  Tree Planting Requirements. Prior to issuance of a building permit, the Applicant shall 
identify on the landscape plan the location, size, and species of required tree plantings. 
All new trees shall be installed prior to the final inspection. Trees shall be recorded and 
monitored for at least five years to ensure their establishment and growth to maturity. 
Trees that do not survive or are removed shall be replaced with new trees that are 
equivalent in size to the measured or projected growth of the original trees and shall be 
planted in the same location unless otherwise directed by the City Forester or Forest & 
Beach Commission. 

23.  Tree Removal Prohibited. Throughout construction, the Applicant shall protect all trees 
identified for preservation by methods approved by the City Forester. Trees on or adjacent 
to the site shall only be removed upon the approval of the City Forester or Forest and 
Beach Commission. 

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

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

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

shall be attached to any tree. 
• Per Municipal Code Chapter 17.48.110, no material may be stored within the 

dripline of a protected tree, including the drip lines of trees on neighboring 
parcels. 
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• Tree Protection Zone. The Tree Protection Zone shall be equal to dripline or 18 
inches radially from the tree for every one inch of trunk diameter at 4.5 feet 
above the soil line, whichever is greater. A minimum of 4-foot-high transparent 
fencing is required unless otherwise approved by the City Forester. Tree 
protection shall not be resized, modified, removed, or altered in any manner 
without written approval. The fencing must be maintained upright and taught for 
the duration of the project. No more than 4 inches of wood mulch shall be 
installed within the Tree Protection Zone. When the Tree Protection Zone is at or 
within the drip line, no less than 6 inches of wood mulch shall be installed 18 
inches radially from the tree for every one inch of trunk diameter at 4.5 feet 
above the soil line outside of the fencing. 

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

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

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

25.  Foundation Work Near Significant Trees. All foundations within 15 feet of significant trees 
shall be excavated by hand. If any tree roots larger than two inches (2”) are encountered 
during construction, the City Forester shall be contacted before cutting the roots. The City 
Forester may require the roots to be bridged or may authorize the roots to be cut. If roots 
larger than two inches (2”) in diameter are cut without prior City Forester approval or any 
significant tree is endangered as a result of construction activity, the building permit will 
be suspended and all work stopped until an investigation by the City Forester has been 
completed. Six inches (6”) of mulch shall be evenly spread across the inside the dripline of 
all trees prior to the issuance of a building permit. 

Environmental Compliance Conditions 
26.  Drainage Plan. Prior to the issuance of a building permit, the Applicant shall submit for 

review and approval by the Community Planning & Building and Public Works 
Departments a drainage plan that meets the requirements of the City's drainage guidance, 
SOG 17-07. At a minimum, new and replaced impervious area drainage must be dispersed 
around the site rather than focused on one corner of the property; infiltration features 
must be sized appropriately and located at least 6 feet from neighboring properties. The 
drainage plan shall include information on drainage from new impervious areas and semi-

Attachment 2



Resolution No. 2024-XXX-PC 
Page 10 of 12 
 

pervious areas. 
27.  BMP Tracking Form. Prior to issuance of a building permit, the Applicant shall submit for 

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

28.  Semi-Permeable Surfaces. Prior to issuance of a building permit, the Applicant shall submit 
for review and approval by the Community Planning & Building and Public Works 
Departments cross-section details for all semi-permeable surfaces. 

29.  Erosion and Sediment Control Plan. Prior to issuance of a building permit, the Applicant 
shall submit for review and approval by the Community Planning & Building and Public 
Works Departments an erosion and sediment control plan that includes locations and 
installation details for erosion and sediment control BMPs, material staging areas, and 
stabilized access. 

30.  Erosion Control in the Right-of-Way. Prior to issuance of a building permit, the Applicant 
shall identify on the landscape plan any natural slope within the right-of-way immediately 
adjacent to the property where parking is not practical. Jute netting and a drought-
tolerant ground cover to manage post-construction erosion control shall be installed. 
Plants installed within the drip line of trees shall be selected from the City’s “List of 
Compatible Plants Under and Around Native Trees” in the Forest Management Plan. The 
Public Works Director, or their designee, may waive this requirement. 

Special Conditions 
31.  Pre-Construction Meeting. Prior to the issuance of a building permit, the contractor 

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

32.  Conditions of Approval Acknowledgement. Prior to the issuance of a building permit 
revision, a completed Conditions of Approval Acknowledgment form shall be included in 
the construction drawings. The form shall be signed by the Property Owner, Applicant, 
and Contractor prior to the issuance of a building permit.  

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

34.  Construction Management Plan. Prior to the issuance of a building permit, the Applicant 
shall submit a Construction Management Plan for review and approval by the Community 
Planning & Building Director. 

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

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

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

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

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

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

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

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

For the Carmel Historic Resources Inventory 
 

On December 18, 2023, the Historic Resources Board determined that the property identified below 
does not constitute a historic resource. 
 
Assessor’s Parcel Number:  010-124-014 (por.) & 010-124-001 
Current Owner:   Hofsas House Inc 
Block/Lot:    34 /5, 7, 8 (por.), 9, 11, 14, Various & 34/1 & 3 
Street Location:   San Carlos Street 2 NW of 4th Avenue  
Lot size:    28,200 square feet (excludes Lots 10 & 12-Donna Hofsas House) 
Date of Construction:   1957, 1968 
 
 The Hofsas House Hotel is not eligible under Criterion One (Event/Association) because it does 

not retain a high degree of integrity and is not associated with a prominent member of the 
business community. 

 
 The Hofsas House Hotel is not eligible under Criterion Two (Important Person) because the 

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

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

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

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

Principal Planner 
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  State of California -- The Resources Agency 

DEPARTMENT OF PARKS AND RECREATION 

PRIMARY RECORD 

Primary # ___________________________________________ 

HRI #  ______________________________________________ 
 

Trinomial ___________________________________________ 

NRHP Status Code       
 

                                                Other Listings       

                                                Review Code ______   Reviewer ______________________ Date _______________________ 
 

  Page 1 of 11 *Resource Name or #: (Assigned by recorder) Hofsas House Hotel 
  P1. Other Identifier: Hofsas House Hotel 

*P2. Location:   Not for Publication    Unrestricted                    *a. County  Monterey 
 and (P2b and P2c or P2d. Attach a Location Map as necessary) 

 *b.  USGS 7.5’ Quad  Monterey  Date 2012 T     ; R     ;    ¼ of    ¼ of Sec      ; Mount Diablo B.M. 

 c.  Address San Carlos 2 NW of 4th         City Carmel by the Sea        Zip  93921 

 d.  UTM: (Give more than one for large and/or linear resources) Zone   ;      mE/       mN 
 e. Other Locational Data:  (e.g., parcel #, directions to resource, elevation, etc., as appropriate) 

        APN 010-124-014; Blk. 34, lots 5,7,9,11 & 14; APN 010-124-001, Blk. 34, lots 1 & 3 
*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting and boundaries)   
Between 1923 and 1933, four buildings were constructed on lots 7, 9, 11, and 12 on San Carlos Street, 2 

NW of Fourth Avenue. In 1943 the two-story residence on lot 9 was remodeled into apartments. In May 

1948 Harry Hofsas purchased the property and then granted the cottages to his brother, Fred, and his 

wife Donna in July. Donna and Fred started to remodel the cottages into a complex of rental rooms and 

apartments. In 1956 they demolished two of the residences on lots 7 and 12 to create a parking lot. In 

January 1957 they built a four-story, 25-unit motel and swimming pool. In 1967 Donna built the eight-

unit detached North Wing on lots 1 and 3, after demolishing two apartment buildings on those parcels.   

Donna Hofsas used Bavarian themed details for the 1957 hotel and remodeled the two pre-1957 

cottages to match. The front elevation of the Hofsas House Hotel extends along San Carlos Street. The 

reception area of the southern two-story section was one of the existing buildings, as evidenced by 

Robert Jones’ site plan for the project. This area was enlarged to the south (continued p. 3)  

P5b. Description of Photo: (View,  

date, accession #)  Front Elevation, 
05/2023 
*P6. Date Constructed/Age and 

Sources: 1957, 1968         Historic 
Prehistoric       Both 

Building Permits 
*P7. Owner and Address: 

Hofsas House Hotel 

POB 1195 

Carmel, CA. 93921 
*P8. Recorded by: (Name, 

 affiliation, and address)    

Meg Clovis 

14024 Reservation Rd. 

Salinas, CA  93908 
*P9. Date Recorded: 08/2023   
*P10. Survey Type: (Describe) 

Intensive 

 
  

  

  

  

  

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

*P11.  Report Citation: (cite survey report and other sources, or enter “none.”) 2001 Carmel City-Wide Survey, DPR by Kent Seavey.  

No paper records. Verbal reference and reference in the building file. 

*Attachments:  NONE    Location Map  Sketch Map  Continuation Sheet  Building, Structure and Object Record   

   Archaeological Record  District Record  Linear Feature Record  Milling Station Record  Rock Art Record 

   Artifact Record  Photograph Record  Other (List)       
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State of California -- The Resources Agency 

DEPARTMENT OF PARKS AND RECREATION 

Primary # __________________________________________ 

HRI #  _____________________________________________ 

BUILDING, STRUCTURE, AND OBJECT RECORD 

 Page 2 of 11 *NRHP Status Code       
 *Resource Name or # (Assigned by recorder) Hofsas House Hotel 

 

 B1. Historic Name:  Hofsas House Hotel 
 B2. Common Name: Hofsas House Hotel 

 B3. Original Use:  Hotel B4.  Present Use:  Hotel 

*B5. Architectural Style: Bavarian-Themed Vernacular 
*B6. Construction History: (Construction date, alteration, and date of alterations) BP#445: Addition to cottage (1938); BP#1016: 2-

story building remodeled into apartments (1943); BP#2986: Demolish 2 residences for parking lot (1956); BP# 2996 Build 4-

story hotel (1957); BP# 3058 Build swimming pool (1957); BP# 4748 Build 8-unit North Wing (1968). See p. 4 for additional 

permits. 

*B7. Moved?  x No    Yes    Unknown  Date:        Original Location:       
*B8. Related Features: Parking lot, pool 
  B9a. Architect:  Robert R. Jones, Cleve Dayton, George Willox b. Builder: Ralph Stean, Helm & Savoldi 

*B10. Significance:  Theme: N/A Area Carmel by the Sea 

 Period of Significance: N/A Property Type Building  Applicable Criteria:  N/A 
 (Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Address 

integrity.)    
In 1949 Donna J. Hofsas (1902-1981) and Frederick L. Hofsas (1897-1989) moved to Carmel from Los 

Angeles. Donna was a film actress with Fox Studios and Fred was an accountant. Fred’s brother, Harry, 

granted four cottages he had purchased on San Carlos Street to the couple. Donna and Fred started 

remodeling the cottages into apartments. By 1951 they were renting rooms and apartments in their 

advertised Hofsas House Hotel. Donna managed the rentals while Frederick continued his work as an 

accountant. In 1957 they built a Robert Jones designed four story Bavarian-themed motel and 

incorporated two of the old buildings into the new complex. Fred, who was an amateur artist, 

designed a mosaic coat of arms for the hotel, with the creed “Otium Cum Dignitate” (Leisure with 

Dignity). Donna asked her friend, renowned artist Maxine Albro, to paint murals on the inside wall of 

the porte cochere. Donna and Fred divorced in 1960 and Donna continued to operate the Hofsas House 

Hotel until her death.  The hotel is still owned and operated by her descendants.  

Architect Robert R. Jones (1911-1989) designed the four-story motel. Born in Berkeley, Jones was 

educated at the University of California, Berkeley before (continued p. 6) 

               (This space reserved for official comments.) 

            (Sketch Map with north arrow required.) 

 

 
 

 

 

 B11. Additional Resource Attributes (List attributes and codes):  

*B12.  References:  

Carmel Context Statement & Historic Preservation Ordinance 

Sacramento Bee, 9/3/2012, p. 10 

Building File, Carmel Planning Dept. 

National Register Bulletin 15 

Polk’s City Directories, Harrison Memorial Library 

U.S. Census & Voter Registration Records 

TGIF Guide.com 

Donna Hofsas Obit., Carmel Pine Cone, 7/16/1981, p. 26 
  B13. Remarks 
*B14.  Evaluator:  Meg Clovis 
*Date of Evaluation:  08/2023 
 

Attachment 3



State of California -- The Resources Agency 

DEPARTMENT OF PARKS AND RECREATION 

CONTINUATION SHEET 

Primary #    

HRI#    

Trinomial    

  Page 3 of 11 *Resource Name or # Hofsas House Hotel 
*Recorded by  Meg Clovis             *Date  08/2023   Continuation      Update 

 

DPR 523L (1/95)           *Required Information 

P3a. Description (continued): 

to create the porte cochere. A front-facing, clipped gable roof sweeps to the south to cover the porte 

cochere. The roof has wide, overhanging eaves and visible rafters. Pink stucco covers the exterior walls 

and provides contrast for the decorative half-timbering used on both floors (the buildings were 

originally painted beige, per the Planning Commission’s request, so they would not look as large). A 

plant-covered balcony extends from the second floor. Vertical diamond paned windows are used on 

both floors. Floral murals surround the second-floor windows. Maxine Albro’s mural of Bavarian 

peasants is located on the interior wall of the porte cochere.  

 

Three, front gable dormers 

are located on the 1957 

portion of the San Carlos 

Street elevation. Each 

dormer has two small 

diamond pane casement 

windows that flank inset 

floral murals. A chimney is 

located at the intersection of 

the cross gable. Pink stucco 

and half-timbering covers 

the exterior walls and the 

Hofsas House coat of arms, 

created by Fred Hofsas, is 

located at intervals along 

the first-floor wall.  

 
Figure 1: Front elevation of 

Hofsas House, looking 

northwest from San Carlos 

Street. 

 

A steep driveway leads down from San Carlos Street to the rear and lower level of the property. The 

main hotel is centered between the remodeled older residences within the complex and the 1968 North 

Wing. Rising four stories from the parking lot, each level of the 1957 hotel has a balcony which extends 

across the entire floor. The balcony has a Bavarian-style, band sawn wood railing and the balcony is 

divided into separate porches for each room. Each room has a door onto the porch and a window. 

Flights of exterior stairs connect each level. 

 

The two-story, 1968 building to the north of the 1957 building has an L-shaped plan and cross gable 

roof with wide, overhanging eaves and clipped gables. Hotel rooms are located on the upper floor 

while a meeting room and a covered parking area are located on the ground level. The same pink 

stucco and half timbering is used on the exterior. Other details from the 1957 building are incorporated 

into the North Wing such as the gabled dormers1, and the band sawn railings used for the exterior 

 
1 The 1968 building’s gabled dormers have murals painted between each casement window. The murals are 

similar to Maxine Albro’s original murals however they were not painted by her since she died in 1966. There is 

no record of who painted the murals for the 1968 North Wing. 
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walkways and balconies. To the south of the rear parking lot is a cluster of buildings that were part of 

the original, pre-1957 hotel complex. Pink stucco covers the exterior walls, but half timbering is not 

used.  

 

A pool and large parking area (with another automobile entrance off of Dolores Street) are located on 

the lower level of the property. Landscaping throughout the complex is minimal except along the 

driveway which leads from San Carlos Street to the covered parking under the North Wing.  

 

The Hofsas House Hotel was established when Carmel’s reputation as a tourist attraction was on the 

rise. Many hotels, inns, and motels were built between 1947 and 1963 and these establishments reflect 

a wide range of architectural styles and themes. The 1957 section of the hotel was designed by Robert 

Jones, who is best known for his contemporary designs. The project contractor was Ralph Stean, who 

specialized in post-adobe style homes. The north wing was designed by San Jose architect Cleve 

Dayton, the same architect who designed Donna Hofsas’ house with the parabolic roof, located off of 

Dolores Street. By May 1968 George Willcox had taken over the project, working with contractors Helm 

and Savoldi. 

 

The Hofsas House is a conglomeration of buildings cobbled together over four decades. Following is a 

timeline of alterations and additions: 

 

• May 1948: Harry Hofsas purchases cottages (currently rooms 6, 7, 8, 9, and 10) 

• May 1948: New basement added to two-story building on lot 9 (BP# 1604) 

• June 1948: Bathroom and living room addition to two-story building on lot 9 (BP# 1625) 

• August 1948: Two-story building’s basement remodeled into bedroom and bath on lot 9 (BP# 

1660) 

• 1952: Building additions (currently rooms 20, 21, 30 and 31) 

• March 1952: New apartments added to existing building on lot 9 (BP#2283) 

• May 1952: Apartment addition to lot 13 (BP# 2315) 

• June 1952: Porch roof addition to Lot 11 (BP# 2337) 

• December 1956: Demolition permit for two old residences to create a parking lot for hotel (BP# 

2986) 

• January 1957: Construction of 4-story main hotel building with 21 units, night manager’s 

apartment and laundry room 

• May 1957: Addition of 5 units to existing 25 units (BP# 3044) 

• June 1957: Build swimming pool (BP# 3058) 

• November 1959: Remodel bath and hallway in duplex on lot 8 (BP# 3458) 

• November 1967: North wing constructed with 8 units, banquet room, kitchen, and two dry 

saunas (BP# 4748) 

• January 1968: Tar and gravel roof replaced with shakes and roof structure changed to provide 4” 

minimum pitch on lot 11 (BP# 4744) 

• 1974: New office added over back office of the lobby and stairs redesigned from the 4th floor to 

the parking lot (BP# 74-101) 

• June 1977: Stairs replaced on the north side of the main building (BP# 77-132) 

• November 1978: Repair of failed retaining wall (BP# 78-192) 
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Figure 2: North wing looking southwest from San Carlos Street. 

 

 
Figure 3: View of hotel’s porte cochere with mural and family shield, looking 

southwest from San Carlos Street. 

Attachment 3



State of California -- The Resources Agency 

DEPARTMENT OF PARKS AND RECREATION 

CONTINUATION SHEET 

Primary #    

HRI#    

Trinomial    

  Page 6 of 11 *Resource Name or # Hofsas House Hotel 
*Recorded by  Meg Clovis             *Date  08/2023   Continuation      Update 

 

DPR 523L (1/95)           *Required Information 

B10. Significance (continued): 

relocating to the Monterey Peninsula to work for architect Robert Stanton. Jones opened his own 

architectural firm in 1939 designing house plans for war housing and FHA apartments. By the war’s 

end, Jones had opened additional offices in Merced and Oxnard. On the Peninsula, his firm designed 27 

canneries and reduction plants, as well as public buildings for the Monterey Peninsula Airport. His 

Modernist design for the Monterey Airport Administration Building won a major design award from the 

Smithsonian Institute. He also designed the Elks Lodge in Monterey. In Carmel he designed All Saints 

Episcopal Church and the Carmel Youth Center. He designed numerous residences in the area and was 

known for his flat-roofed, Modern style. Robert R. Jones is included in Carmel’s Historic Context 

Statement.  

 

Ralph Leo Stean (1918-2004) was the contractor for the 1957 Hofsas House Hotel project. Stean was a 

Carmel Valley developer and contractor who worked on the Monterey Peninsula from the mid-1940s to 

the 1970s. Early on he specialized in building Post-Adobe residences. Ralph Stean is listed in Carmel’s 

Historic Context Statement. 

 

Cleveland Dayton (1919 - 2012) prepared the preliminary plans for the North Wing, which was built in 

1968. Dayton was an architect with the Creative Design Company, a San Jose firm. The North Wing’s 

plans were revised by George Legge Willox (1903 – 1968), a Carmel architect who is best known for his 

design of the Church of the Wayfarer. Born in Scotland,2 and raised in Canada, Willox graduated with a 

degree in architecture from the University of Michigan. He moved to Carmel from Los Angeles and 

joined Robert Stanton’s firm as head designer. He eventually opened his own architectural practice. 

Willox served on Carmel’s Planning Commission for fourteen years and was appointed to the California 

State Planning Commission by Governor “Pat” Brown. Willox is included in Carmel’s Historic Context 

Statement. 

 

The contracting firm of Helm and Savoldi constructed the North Wing. Walter Helm (1914-1998) 

graduated in 1938 with an engineering degree from the University of Arizona. He settled in Carmel in 

1945, working as a carpenter. Helm became a licensed contractor and partnered with Michigan-native 

and former pro-wrestler Clem Savoldi (1909 – 1999) to form the Helm-Savoldi contracting firm. Helm 

and Savoldi built hundreds of custom homes on the Monterey Peninsula, working with such notable 

architects as Henry Hill, Jon Konigshofer, and Walter Burde. Helm and Savoldi are not included in 

Carmel’s Historic Context Statement. 

 

 
2 George Willox Obituary, Carmel Pine Cone, August 20, 1968. 
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Donna Hofsas asked her friend Maxine Albro (1903-1966) 

to paint murals on the inside wall of the porte-cochere. 

She also did three paintings for the reception area. 

Maxine Albro was a nationally known muralist, mosaic 

artist and sculptor. She was one of America’s leading 

female artists, and one of the few women commissioned 

under the New Deal’s Federal Art Project. During that 

time, she executed the California agricultural workers 

mural in Coit Tower. She became a leader in the 

California muralist movement and her work can be found 

in the collections of the Smithsonian American Art 

Museum, MoMA, and the National Gallery of Art, among 

others. She and her husband moved to Carmel in 1938 

and she lived in Carmel until her death. She was named 

an honorary life member of the Carmel Art Association 

and served on Carmel’s first Art Commission. Besides the 

Hofsas House Hotel, her work can be seen locally at Santa 

Catalina School.3 

 

 

 
Figure 4: Photo of Maxine Albro courtesy of the Carmel Art 

Association. 

 

 

In 1961 a glowing review of the Hofsas House Hotel stated:4 

 

“Hofsas House is something new under Carmel’s sun. It’s on a curve of the road leading into the village 

at San Carlos and Fourth. It’s right out of a picture book with gay murals of peasants dancing under a 

smiling sun and diamond paned windows, touched by the flicker of patio torches. A page out of Bavaria 

with king sized beds, jeweled and gold telephones, a delightful, heated swimming pool sheltered from 

the ocean breezes, yet a view of ocean on each of its four levels.” 

 

Evaluation for Significance 

 

Historians use National Register Bulletin 155 as a guide when evaluating a property’s significance 

whether on a local, state, or national level. As a first step, to determine whether or not a property is 

significant, it must be evaluated within its historic context and the City of Carmel’s Historic Context  

Statement6 provides this context. The City of Carmel’s Historic Preservation Ordinance (Section 

17.32.040) reiterates the role of National Register Bulletin 15 in the evaluation of historic resources. 

 
3 Maxine Albro Obituary. Carmel Pine Cone. 7/28/1966, p. 19.  
4 Biggs News, 11/3/1961, p. 4. 
5 National Register Bulletin 15. How to Apply the National Register Criteria for Evaluation. National Park Service. 

1998. 
6 Historic Context Statement: Carmel-by-the-Sea (Draft). Approved by the City Council December 6, 2022.  
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Adopted eligibility criteria are modeled on the California Register’s four criteria with the addition of 

specific qualifications for Criterion Three (Section 17.32.040.D).  

 

The Hofsas House Hotel is not eligible under Criterion One (Event/Association) despite its association 

with the development of business and tourism in Carmel. The Hosfas House Hotel is one of dozens of 

tourist-serving accommodations built in Carmel during the 1950s and 1960s. Per Carmel’s Historic 

Context Statement, “Properties associated with business and tourism exist in abundance throughout 

Carmel. Significant examples should retain a high degree of integrity. Significance would be enhanced 

by association with prominent members of the business community and with specific businesses or 

business types that were pivotal in the town’s economic development” (p. 31). The Hofsas House 

Hotel’s significance is not enhanced by its association with Donna Hofsas, who did not distinguish 

herself from others in the same business (see Criterion Two). 

 

For a property to be listed under Criterion Two (Important Person) it must be associated with a person 

who is considered significant within Carmel’s historic context. An individual must have made 

contributions or played a role that can be justified as significant and the contributions of the individual 

must be compared to others who were active, prosperous, or influential in the same sphere of interest.  

Carmel had over fifty hotels, inns, and motels that were in operation at the same time Donna Hofsas 

was managing the Hofsas House Hotel. There is no indication in the historical record that Mrs. Hofsas 

played an outstanding role within the tourism community when compared to her peers. Maxine Albro 

painted the murals on the exterior walls of the Hofsas House Hotel, but her life achievements would be 

better represented by her own home which was located on Santa Rita between Fourth and Fifth 

Avenues.  The Hofsas House Hotel is not eligible for listing in the Carmel Inventory of Historic 

Resources under Criterion Two.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 5: Rear elevation of 

1957 hotel looking northeast. 
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A property is eligible under Criterion Three (Design/Construction) if it, “embodies the distinctive 

characteristics of a type, period, region or method of construction or represents the work of a master or 

possesses high artistic values.” Carmel’s Historic Preservation Ordinance includes additional 

qualifications for eligibility under Criterion Three. An historic resource eligible under California Register 

Criterion Three (per Carmel’s Ordinance) should meet at least one of the following four criteria: 

1. Have been designed and/or constructed by an architect, designer/builder, or contractor whose 

work has contributed to the unique sense of time and place recognized as significant in the 

Historic Context Statement. 

The 1958 hotel building was designed by Robert R. Jones and constructed by Ralph Stean, who 

are both listed in Carmel’s Historic Context Statement. Jones is best known for his contemporary 
designs and Stean is best known for his post-adobe residences. The 1968 North Wing was 

initially designed by Clevland Dayton, re-designed by George Willox, and built by Helm and 

Savoldi. George Willox is the only creative individual out of the three who is listed in Carmel’s 
Historic Context Statement. Per Bulletin 15, a property is not eligible as the work of a master 

simply because it was designed by a prominent architect. “The property must express a 
particular phase in the development in the master’s career, an aspect of his or her work, or a 

particular idea or theme in his or her craft.” None of the architects or builders associated with 
the Hofsas House Hotel could claim that the design and/or construction of this hotel was a 

defining moment in their careers, so this criterion is not applicable. 
 

2. Have been designed and or constructed by a previously unrecognized architect, 

designer/builder, or contractor if there is substantial, factual evidence that the architect, 

designer/builder, or contractor contributed to one or more of the historic contexts of the City to 

an extent consistent with other architects, designer/builders or contractors identified within the 

Historic Context Statement. 

This criterion is not applicable. 
 

3. Be a good example of an architectural style or type of construction recognized as significant in 

the Historic Context Statement. 

Bavarian-themed vernacular commercial buildings are not recognized as significant in Carmel’s 
Historic Context Statement. 

 

4. Display a rare style or type for which special consideration should be given. Properties that 

display particularly rare architectural styles and vernacular/utilitarian types shall be given special 

consideration due to their particularly unusual qualities. Such rare examples, which contribute to 

diversity in the community, need not have been designed by known architects, 

designer/builders, or contractors. Rather, rare styles and types that contribute to Carmel’s 

unique sense of time and place shall be deemed significant. 

There are several examples of vernacular style buildings with various thematic attributes in 
Carmel. The Hofsas House Hotel does not display a rare style of architecture and cannot be 

considered eligible under this criterion.  

 

California Register Criterion Three (Design/Construction) has three parts as follows: 

A property is eligible if it 1) embodies the distinctive characteristics of a type, period, region, or method 

of construction, 2) represents the work of a master, or 3) possesses high artistic values. 
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The Hofsas House Hotel does not meet the first part of California Register Criterion Three because it 

does not embody the distinctive characteristics of a particular style of architecture. As evidenced by the 

lengthy list of building permits over a four decades, the hotel complex is an assemblage of disparate 

components, rather than a cohesive stylistic vision. 

 

Although designed and constructed by architects and contractors recognized as significant in Carmel’s 

Historic Context Statement, the Hofsas House Hotel is not representative of their best work. The hotel 

does not meet the second part of Criterion Three. 

 

The Hofsas House Hotel does not meet the third part of Criterion Three because it does not possess 

high artistic values and it does not express aesthetic ideals or design concepts. 

 

The California Register’s Fourth Criterion (Information Potential) is generally reserved for archeological 

sites. There is no evidence in the historical record that the Hofsas House Hotel meets the eligibility 

requirements for Criterion Four. 

 

Integrity 

 

Integrity is defined as the ability of a property 

to convey its significance. There are seven 

aspects of integrity including location, design, 

setting, materials, workmanship, feeling, and 

association. To retain integrity a property must 

retain several if not most aspects. If a property 

does not meet any of the eligibility criteria, then 

integrity is not a consideration as part of the 

evaluation for historical significance. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 6: North wing looking northeast. 
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Summary 

 

To be eligible for the Carmel Inventory a resource must represent a theme in the Context Statement, 

retain substantial integrity, be at least 50 years old, and meet at least one of the four criteria for listing 

in the California Register. The Hofsas House Hotel does not represent a theme in the Context 

Statement. The Hofsas House Hotel does not retain substantial integrity. The Hofsas House Hotel is 

over 50 years old. The Hofsas House Hotel does not meet any of the California Register criteria. In 

summary, Bulletin 15, the Carmel Historic Context Statement, the Carmel Historic Preservation 

Ordinance, and the historical record support the conclusion that the Hofsas House Hotel is not eligible 

for listing in the Carmel Inventory of Historic Resources.  

 

 
Figure 7: Mosaic shield created by Frederick Hofsas. 
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Use Permit Description for Carmel Legacy Hotel 

 

Project Overview: 

The Hofsas House Hotel is set for an exciting transformation through upgrading and maintaining 

its existing 38 hotel units and two on-site residential units.  Additionally, the House on Dolores 

Street will undergo extensive remodeling to align with the new vision of the Carmel Legacy 

Hotel. 

Vision Statement: 

The Carmel Legacy Hotel aspires to become a distinguished luxury establishment exclusively 

catering to its esteemed guests. 

  

Hotel Amenities: 

The hotel will boast a range of upscale amenities, including a 50-seat restaurant exclusive to 

guests and their family/friends, bar beverages and meals being served in the lobby and patio 

areas, coffee bar with bakery/grab & go items, room service, a business center, hair and beauty 

salon, spa, fitness room, and a pool.  Laundry room for in house laundry service will also be a 

part of the hotel. 

 

Parking Facilities: 

The hotel will provide underground parking for an estimated 68 cars, with valet-only services 

available. Guests will arrive in the porte cochere and loading area on San Carlos Street.  Valet 

services will navigate cars around the block to the Dolores Street garage entrance.  Valet will 

retrieve cars upon request and the car will be driven through the underground parking to the 

driveway north of the hotel and exit onto San Carlos Street in the loading or porte cochere 

areas.  

  

Transportation Services: 

To enhance guest convenience, a van/limo service will be available to reduce the frequency of 

trips per day and limit the need for car retrievals from the garage. 

  

Hours of Operation: 

Front Desk and Valet:  24 hours a day 

Attachment 4



Concierge Service: 24 hours a day 

Restaurant:  7 am to 10 pm 

Coffee Bar/Bakery:  7 am – 5 pm 

Room Service: 24 hours  

Spa: Upon request.  Local massage and other wellness therapists will be used to come in and 

use the facility to provide spa services to guests.  

Hair Salon: Services available upon request with local stylists and barbers coming to the hotel 

and using the hair salon area to provide these services. 

Fitness Room: 6 am to 9 pm, 7 days a week 

  

Employee Structure: 

The Carmel Legacy Hotel anticipates employing a total of 20 - 30 staff members, distributed 

across various roles: 

General Manager 

Assistant General Manager 

Front Desk 

Concierge 

Bell Person 

Housekeeping 

Maintenance 

Valet and Transportation 

Restaurant:  Manager, Chef, Sous Chef, Wait Staff, Room Service Staff 

Barista 
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LOBBY

LOT−1 28,200 SF

L4

LOBBY SUBTOTAL

B−1.1

1,051 S.F.

2,336 S.F.

L3 2,505 S.F.

5,774 S.F. 

HOUSE
805 S.F.

BLDG 1

B−1.2 2,336 S.F.

B−2.1
BLDG 2
B−2.2

B−3.1 2,336 S.F.
BLDG 3

B−3.2 2,336 S.F.

B−4.1 2,336 S.F.
BLDG 4

B−4.2 2,336 S.F.

B−5.1 2,650 S.F.
BLDG 5

B−5.2 2,956 S.F.

TOTAL F.A.R.
TOTAL ALLOWED F.A.R. 32,579 S.F. (90 %)

JUNIOR SUITES-    23 UNITS
STUDIO

382 S.F.
UNIT A1−
UNIT A2−

4 UNITS
4 UNITS

321 S.F.

UNIT B-     5 UNITS
1 BED / 1.5 BATH 840 S.F.

UNIT C-     2 UNITS
1 BED / 1.5 BATH 704 S.F.

TOTAL-    38 HOTEL UNITS

APT. 1-    

RESIDENTIAL CATALOGUE

STUDIO 805 S.F.

STUDIO 745 S.F.APT. 2-    

TOTAL-    2 RESIDENTIAL UNITS

UNIT A3− 6 UNITS 371 S.F.
UNIT A4− 4 UNITS
UNIT A5− 4 UNITS

357 S.F.
345 S.F.

STUDIO
STUDIO
STUDIO
STUDIO

2,336 S.F.
2,336 S.F.

SUBTOTAL 4,672 S.F. 

SUBTOTAL 4,672 S.F. 

SUBTOTAL 4,672 S.F. 

SUBTOTAL 4,672 S.F. 

SUBTOTAL 5,606 S.F. 

ZONE-   RC

EXISTING LOT SIZES APN: 010−124−014

LOT−2 8,000 SF APN: 010−124−010

SUM 36,200 SF

LOT−1 18, 483 SFADJUSTED LOT SIZES
LOT−2 17,717 SF

SUM 36,200 SF

ALLOWED LOT SIZE 32,000 SF

ALLOWED

BUILDING (LOT) COVERAGE

70% FOR 4,000 SF PARCEL

1% DEDUCTION OF 1% FOR EACH ADDITIONAL 2,000 SF

LOT−1 18,333       − 4,000 = 14,333 / 2,000 = 7.17%

70.00%      − 7.17% = 62.83%

18,333      X 62.83% = 11,519 SF MAX ALLOWED

LOT−2 17,867       − 4,000 = 13,867 / 2,000 = 6.93%

70.00%       − 6.93% = 63.07%

17,867       X 63.07% = 11,269 SF MAX ALLOWED

CMC COMBINED MAX ALLOWED = 22,788 SF = 62.95%

PROPOSED = 22,001C SF = 60.77%

LOT−1 18,333       X 80.00% = 14,666  SF

10.00% = 1,833 SF

SUM = 16,499 SF

FLOOR AREA RATIO 80% ALLOWED FOR 2 STORY BUILDING

FAR 10% BONUS ALLOWED FOR 400 SF COURT OR 4’ 
WIDE INTRABLOCK ACCESS

UNDERGROUND GARAGE & OTHER BASEMENT 
AREAS ARE EXCLUDED

18,333       X

LOT−1 17,867       X 80.00% = 14,294  SF

10.00% = 1,786 SF

SUM = 16,080 SF

17,867       X

COMBINED MAX ALLOWED = 32,579 SF = 90%

PROPOSED = 32,466 SF = 89.6%

MAX BUILDING SIZE ALLOWED - 10,000 SF

EXISTING 26 ON SITE

2 ON SAN CARLOS

28 TOTAL

NEW 68 ON SITE (VALET)

68 TOTAL

F.A.R. = 65.5%

LOT COVERAGE = 38%

SEE PAGE A−3 FOR CALCULATIONS & DIAGRAMS

L2 2,218 S.F.

32,466 S.F. (89.6%) 

CBC ALLOWED FOR R−1 V−A 36,000 S.F. PER TABLE 506.2

TABLE 11B−208.2 PARKING SPACES PROVIDED 26−50 > 2 HC SPACES REQUIRED

TABLE 11B−224.2 GUEST ROOMS WITH MOBILITY FEATURES−

REQUIRED   

1 WITH ROLL IN SHOWER
2 W/OUT ROLL-IN SHOWER

3 TOTAL

TABLE 11B−224.4 − GUEST ROOMS WITH COMMUNICATION FEATURES −

4 REQUIRED

DINING ROOM 1106 S.F.

KITCHEN 426 S.F.

CAFE / BAKERY 271 S.F.

FIRESIDE LOUNGE 271 S.F.

GYM 508 S.F.

BUSINESS CENTER 340 S.F.

SPA 690 S.F.

TOTAL ACCESSORY USES 3,612 S.F.
TOTAL HOTEL FLOOR AREA 30,916 S.F.

ACCESSORY USES PERCENTAGE 11.6 % 
TOTAL FLOOR AREA 32,466 S.F.

APT. 1
745 S.F.APT. 2

HOUSE SUBTOTAL 2,398 S.F. 

LOT COVERAGE

BUILDINGS
LOBBY

TOTAL LOT COVERAGES

5,175 S.F.

22,001 S.F. (60.77 %)

36,200 S.F.TOTAL LOT SIZES

BUILDING 1

BUILDING 2

BUILDING 3

BUILDING 4

BUILDING 5
SUBTOTAL

3,170 S.F.

3,170 S.F.

2,389 S.F.

2,389 S.F.

3,937 S.F.
21,756 S.F.

HOUSE 1,526 S.F.

ALLOWED LOT COVERAGES 22,788 S.F. (62.95 %)

EAVES
245 S.F.

UNIT D-     8 UNITS
2 BED / 2.5 BATH 1,105 S.F.

508 S.F.GYM
BUSINESS CNTR. 340 S.F.

UNIT A6− 1 UNITS 394 S.F.STUDIO 1
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SHEET INDEX

SHEET
NUMBER SHEET NAME

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

PROJECT TEAM

PROJECT DESCRIPTION LOCATION MAP

OWNER:

ARCHITECT:

SURVEYOR:

CIVIL:

LANDSCAPE:

ARBORIST:

TYPE OF CONSTRUCTION

SETBACK

FRONT

REAR

SIDE

BUILDING HEIGHT

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

2NW of 4th Ave. on San Carlos St.
Carmel−by−the−Sea, CA 93921

Legacy Hotel CarmelLegacy Hotel Carmel

PROJECT DATA

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

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

HOTEL UNIT CATALOGUE

TYPE I - GARAGE
TYPE VA- BUILDING

5' RC & 7.5' R1

0' RC & 10' R1

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

ZONING REQUIREMENTS FOR HOFSAS HOUSE HOTEL PARCELS

FLOOR AREA RATIO

BUILDING (LOT) COVERAGE

PARKING

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

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

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

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

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

N

TREE REMOVAL

1- 3" OAK
1- 4" OAK

2 OAKS TO BE REMOVED
4 5GAL. OAKS SHALL BE PLANTED

EXISTING F.A.R. & LOT COVERAGE

CBC HANDICAP REQUIREMENTSACCESSORY USES -

NO. REVISION

1 Planning
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4TH FLOOR LOT 5 & 7

4TH FLOOR LOT 9 & 11

3RD FLOOR LOT 5 & 7

3RD FLOOR LOT 9 & 11

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

APARTMENT

2ND FLOOR LOT 9 & 11

2ND FLOOR LOT 9 & 11

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

BUILDING (LOT) COVERAGE OUTLINE

FLOOR PLATE OUTLINE

BUILDING (LOT COVERAGE)

1ST FLOOR LOT 9

1ST FLOOR LOT 9

1ST FLOOR LOT 9

1ST FLOOR LOT 5 & 7

1ST MEETING ROOM LOT 3
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4TH FLOOR PLAN

2ND FLOOR PLAN

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

1/16" = 1'-0"5 EXISTING HOTEL ROOF PLAN
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N
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(E) FAR Schedule
Type Area Site Area FAR

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

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

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

13,768 S.F.

53 %

38%
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LEVEL 3 LOBBY
97' - 0"

LEVEL 4 LOBBY
107' - 0"

LEVEL 4 LOBBY
T.O.P.

115' - 6"

LEVEL 4 BLDG 2
97' - 0"

LEVEL 4 BLDG 2
T.O.P.

106' - 0"

LEVEL 3 BLDG 2
86' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

4
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3
A-17

1
A-16

(E) GRADE
PROPOSED GRADE
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A-16

LEVEL 3 SPLIT
91' - 0"
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LEVEL 3 BLDG 1
80' - 6"

LEVEL 4 BLDG 1
91' - 0"

OAK WOOD POSTS & BEAMS

METAL FRAME WINDOWS (BRONZE)

BRONZE ACCENT

PAINTED STEEL BEAM

CARMEL STONE

METAL BERMUDA ROOF (BRONZE)

120' - 7"

BRONZE GUTTER

AUTOMATIC GLASS DOOR

WOOD POST

OAK WOOD PANEL

PROPERTY LINE
PROPERTY LINE

LOBBY BLDG.
BLDG. 2 BLDG. 1

WOOD FRAME WINDOWS

CARMEL STONE

BRONZE GUTTER

METAL BERMUDA ROOF (BRONZE)

OAK WOOD POSTS & BEAMS

STEEL FASCIA

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

ADJUSTED PROPERTY LINE

(E) HOTEL OUTLINE 
(E) HOTEL OUTLINE 

(E) HOTEL OUTLINE 
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(E) GRADE +26'
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1

126' - 7 1/2"

LEVEL 3 LOBBY
97' - 0"

LEVEL 2 LOBBY
80' - 0"

LEVEL 4 LOBBY
107' - 0"

LEVEL 4 LOBBY
T.O.P.

115' - 6"

LEVEL 1 LOBBY
69' - 0"

PARKING F.F.
47' - 6"

LEVEL 4 BLDG 2
97' - 0"

LEVEL 4 BLDG 2
T.O.P.

106' - 0"

LEVEL 3 BLDG 2
86' - 6"

LEVEL 2 BLDG 4
76' - 0"

LEVEL 1 BLDG 4
65' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

LEVEL 3 BLDG 3
ROOF
86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
65' - 6" HOUSE FLOOR

66' - 8 1/2"

LEVEL 3 FRONT
97' - 0"

LEVEL 3 SPLIT
91' - 0"

LEVEL 4 SPLIT
105' - 0"

LEVEL 3 BLDG 1
80' - 6"

LEVEL 4 BLDG 1
91' - 0"

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

PROPERTY LINE PROPERTY LINE

BLDG. 5 BEHIND

BLDG. 1

BLDG. 3

HOFSAS HOUSE BEHIND

HOUSE GARAGE
57' - 4"

METAL FRAME WINDOWS (BRONZE)
CARMEL STONE

METAL BERMUDA ROOF (BRONZE)

BRONZE GUTTER

CARMEL STONE COLUMN

OFF-WHITE STUCCO

METAL FRAME WINDOW (BRONZE)

BRONZE METAL PLANTER

BRONZE METAL SLAB EDGE (EAVE)

WOOD RAFTER TAIL

LEVEL 4 RAISED
108' - 6"

SMOOTH STONE TILES 

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

(E) HOUSE BEHIND

LOBBY BLDG BEHIND

SAN CARLOS ST.

DOLORES ST.

(E) TOPOGRAPHY

(E) TOPOGRAPHY

NEIGHBORING BUILDINGS

(E) HOTEL OUTLINE

(E) HOTEL OUTLINE
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LEVEL 2 LOBBY
80' - 0"

LEVEL 1 LOBBY
69' - 0"

PARKING F.F.
47' - 6"

LEVEL 4 BLDG 2
97' - 0"

LEVEL 4 BLDG 2
T.O.P.

106' - 0"

LEVEL 3 BLDG 2
86' - 6"

LEVEL 2 BLDG 4
76' - 0"

LEVEL 1 BLDG 4
65' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

LEVEL 3 BLDG 3
ROOF

86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
65' - 6"

4
A-17

1
A-16

HOUSE FLOOR
66' - 8 1/2"

2
A-16

LEVEL 3 SPLIT
91' - 0"

5
A-18

LEVEL 3 BLDG 1
80' - 6"

LEVEL 4 BLDG 1
91' - 0"

METAL FRAME WINDOWS (BRONZE)

CARMEL STONE COLUMN

OFF-WHITE STUCCO

WOOD RAFTER TAIL

BRONZE METAL SLAB EDGE (EAVE)

(E) BLOCK WALL PAINTED GREY

(E) SLAB EDGE (BLACK)

(E) GREY WOOD SIDING

OFF-WHITE STUCCO

(E) GREY PARABOLIC ROOF

METAL FRAMED GLASS GARAGE DOOR

(E) GLASS WALL

GLASS GUARDRAIL

PROPERTY LINE
PROPERTY LINELOBBY BLDG. BEHIND

BLDG. 4

BLDG. 5

BLDG. 3

BLDG. 1 BEHIND

BLDG. 2 BEHIND

METAL RAILING (BRONZE)

BRONZE METAL PLANTER

BLDG OUTLINE BEHIND

BLDG OUTLINE BEHIND

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

ADJUSTED PROPERTY LINE

ADJUSTED PROPERTY LINE
NEIGHBORING BUILDINGS NEIGHBORING BUILDINGS NEIGHBORING BUILDINGS

(E) HOTEL OUTLINE

(E) HOTEL OUTLINE
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SVENDSGAARD OUTLINE BEHIND

SVENDSGAARD INN

105' - 0"

100' - 0"

PARKING L2 F.F.
56' - 6"

120' - 7"

(E) HOTEL OUTLINE

126' - 7 1/2"

LEVEL 3 LOBBY
97' - 0"

LEVEL 2 LOBBY
80' - 0"

LEVEL 4 LOBBY
107' - 0"

LEVEL 4 LOBBY
T.O.P.

115' - 6"

LEVEL 1 LOBBY
69' - 0"

PARKING F.F.
47' - 6"

6
A-18

HOUSE FLOOR
66' - 8 1/2"

LEVEL 3 SPLIT
91' - 0"

LEVEL 4 SPLIT
105' - 0"

METAL BERMUDA ROOF (BRONZE)

GLASS GUARDRAIL

PROPERTY LINE

PROPERTY LINE

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

OFF-WHITE STUCCO

BRONZE METAL SLAB EDGE (EAVE)

CONCRETE RETAINING WALL

STEEL FASCIA

CARMEL STONE

METAL FRAME WINDOWS
STEEL RAILING (BRONZE)

BRONZE GUTTER

OAK WOOD POSTS & BEAMS

OAK WOOD PANEL

BRONZE ACCENT FRAME

STEEL BEAM

OFF-WHITE PLASTER

METAL FRAME WINDOW

CARMEL STONE COLUMN

WOOD RAFTER TAIL

BRONZE PLANTERS

STEEL STAIR WITH WOOD TREADS

LOBBY BLDG.

BLDG. 5

LEVEL 4 RAISED
108' - 6"

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

SAN CARLOS ST.

DOLORES ST.

PREEXISTING GRADE  
(SEE SHEET A-19)

(E) HOTEL OUTLINE

(E) HOTEL OUTLINE
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PARKING F.F.
47' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

LEVEL 3 BLDG 3
ROOF

86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
65' - 6"

UNIT B

UNIT D

UNIT D

UNIT A2

MECHANICAL

TUNNE;L

LEVEL 3 BLDG 1
80' - 6"

LEVEL 4 BLDG 1
91' - 0"

LEVEL 2 BLDG 1
71' - 0"

SECTION 2 (BLDG. 1 &3)
SCALE: 1/8" = 1'-0"
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BELOW-GRADE CIRCULATION TUNNEL
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PARKING F.F.
47' - 6"

LEVEL 4 BLDG 1
T.O.P.

100' - 0"

LEVEL 3 BLDG 3
ROOF

86' - 6"

LEVEL 2 BLDG 3
76' - 0"

LEVEL 1 BLDG 3
65' - 6"

UNIT B

UNIT D

UNIT D

UNIT A2

MECHANICAL

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

A. No building shall have more than two stories above grade. 
Additional underground floors, not defined as a story, may be 
authorized by a use permit approved by the Planning Commission 
when the use of these floors is expressly limited to the parking of 
vehicles, noncommercial storage and mechanical equipment serving 
the building
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CARMEL CODE 17.06.020-
RULES OF MEASUREMENT

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

The Legacy Hotel
R-1 Design Objectives

B. Neighborhood Design. Each site shall contribute to neighborhood character including 
the type of forest resources present, the character of the street, the response to local 
topography and the treatment of open space resources such as setbacks and landscaping. 
It is intended by this objective that diversity in architecture be encouraged while preserving 
the broader elements of community design that characterize the streetscape within each 
neighborhood.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

The Legacy weaves a simple composition between Carmel Stone to denote the heavy/ 
anchoring elements, with a neutral stucco for most walls, and timber framed window 
sequences, paneling and rafter tails found throughout. The simple massing includes one 
low horizontal element intersecting with one or two tower-like, vertical elements. 

These towers are found in strategic locations throughout the project, with the main 
tower signaling the entrance to the Lobby. Due to the restricting height limitations, these 
“special features” allow the buildings to maintain a proper scale and street presence, 
without exceeding a height protrusion percentage of 10%. Without these towers, the 
buildings would have a disconnected relationship with the human scale on San Carlos 
Street. This is due to having to sink the building so far down below the street, that 
pedestrians are sometimes met with a view of the roof. The towers help to regain an 
ordinary street height, scale and proportion. 

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

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

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

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

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

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

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

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

Please refer to the answer to Objective A.

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

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

Please refer to the answer to Objective F.

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

-
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2
8
"

O2
8
"

O

DNDN

DN

2
8
"

O

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

2.8% PROPOSED = 640 S.F.

HEIGHT PROTRUSIONS
(SPECIAL DESIGN FEATURES "TOWERS")

17.14.150 Building Height.

Small areas not exceeding 10 percent of the proposed building coverage and 
occupied by special design features such as towers, steeples and 
ornamentation may exceed these heights if approved by the Planning 
Commission.

TOWER- Tower, any structure that is relatively tall in proportion to the 
dimensions of its base. It may be either freestanding or attached to a 
building or wall. 

-ENCYCLOPEDIA BRITANNICA

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

-OXFORD LANGUAGES

TOWER ELEMENTS

1

(EXEMPT VIA PLANNING COMMISSION)
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TYPICAL BUILDING 1 & 2 
(LOWER FLOOR PLAN)

SCALE: 1/4" = 1'-0"
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TYPICAL BUILDING 1 & 2 
(UPPER FLOOR PLAN)
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Memorandum 

 

Date:  November 27, 2023 

To:  Anna Bornstein, EMC Planning Group 

From:  Robert Del Rio, T.E., Luis Descanzo 

Subject: VMT and Parking Assessment for the Proposed Legacy Hotel Carmel in Carmel-by-the-
Sea, California  

 

Hexagon Transportation Consultants, Inc. has completed a Vehicle Miles Traveled (VMT) and Parking  
assessment for the proposed Legacy Hotel Carmel located at 2NW of 4th Avenue on San Carlos Street 
(APN 010-124-010, -014) in Carmel-by-the-Sea, California (see Figure 1). The site is currently occupied 
by the Hofsas House Hotel, which consists of 38 hotel rooms and on-site amenities. As proposed, the 
project would replace the existing on-site uses with a new hotel consisting of 38 hotel rooms and on-
site amenities (see Figure 2). All on-site facilities, including the restaurant and parking garage, would be 
accessible to hotel guests only. 

The methodology, results, and recommendations of the analysis are discussed below. 

VMT Assessment Methodology and Results 

Pursuant to Senate Bill (SB) 743, the California Environmental Quality Act (CEQA) 2019 Update 
Guidelines Section 15064.3, subdivision (b) states that VMT will be the metric in analyzing 
transportation impacts for land use projects for CEQA purposes. VMT is the total miles of travel by 
personal motorized vehicles a project is expected to generate in a day. VMT measures the full distance 
of personal motorized vehicle-trips with one end within the project.  

Monterey County, at the time of this report, is undertaking a process of updating its transportation 
policies to incorporate VMT methodologies and significance thresholds to be consistent with SB 743 but 
has not released draft thresholds. In the absence of an adopted County policy with impact standards 
and thresholds, this assessment relies on the Governor’s Office of Planning and Research (OPR) 
guidelines in analyzing the project’s effects on VMT. 

OPR Screening Recommendations 

The Technical Advisory on Evaluating Transportation Impacts in CEQA published by OPR in December 
2018 provides recommendations regarding VMT evaluation methodology, significance thresholds, and 
screening thresholds for the evaluation of land use projects. 

The OPR provides screening threshold recommendations that are intended to identify when a project 
can be determined to cause a less-than-significant impact without conducting a detailed VMT 
evaluation. The OPR screening thresholds recommendations are based on project size, maps, transit 
availability, and provision of affordable housing. The OPR recommendations include the screening 
threshold criteria listed below: 
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Figure 1   
Site Location 
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Figure 2   
Site Plan 
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 OPR recommends that office or residential projects not exceeding a level of 15 percent below 
existing VMT per capita and employee may indicate a less-than-significant impact on VMT. 

 OPR recommends that projects (including office, residential, retail, and mixed-use 
developments) proposed within ½ mile of an existing major transit stop or within ¼ mile of an 
existing stop along a high-quality transit corridor may be presumed to have a less-than-
significant impact on VMT. 

 OPR recommends that 100 percent affordable residential development in infill locations be 
presumed to have a less-than-significant impact on VMT. 

 OPR recommends that projects that generate or attract fewer than 110 trips per day generally 
may be assumed to cause a less-than-significant impact on VMT. 

 OPR recommends that local-serving retail developments (considered to be less than 50,000 s.f. 
in size) may be assumed to cause a less-than-significant impact on VMT. 

VMT Assessment Using OPR Screening Criteria 

The project would replace an existing hotel facility consisting of 38 rooms and on-site amenities with a 
proposed hotel facility consisting of 38 rooms and on-site amenities. The proposed hotel would 
presumably accommodate the same number of guests as the existing hotel. Therefore, it is anticipated 
that the proposed hotel project would generate no more than the number of vehicle trips currently 
generated by the existing Hofsas House Hotel.  

As a result of the project generating or attracting fewer than 110 net new trips per day, it can be 
presumed that the proposed project would have a less-than-significant impact on VMT based on OPR’s 
VMT screening criteria.  

Vehicle Trip Reductions 

The proposed hotel would provide an electric bus and limousine service that would shuttle guests to 
and from local destinations. Guests may opt to utilize the bus service, instead of driving to and from 
local attractions. Shuttle services to and from Monterey airport would allow guests arriving by airplane 
to complete their trip without renting a personal vehicle altogether. These services are currently not 
offered at the existing hotel. Additionally, the proposed hotel would provide a wider range of on-site 
amenities compared to the existing hotel, including a new restaurant, coffee house and spa. Providing 
these amenities on-site will reduce the need for guests to make trips outside of hotel grounds. 

By providing alternative transportation options and on-site amenities, the proposed hotel can be 
expected to reduce guest usage of personal vehicles and reduce the current number of daily trips. 

Parking 

According to the City Zoning Regulations (17.38.020), hotels are required to provide on-site vehicular 
parking at a rate of 1 space per rental unit, including manager’s units. 

Therefore, the proposed 38-room hotel with 2 apartment units would require a total of 40 vehicular 
parking spaces. Per the site plan, the project proposes a total of 50 on-site (valet) parking spaces. 
Therefore, vehicle parking as proposed by the project will exceed City vehicle parking standards.  

Parking Demand 

The ITE Parking Generation, 5th Edition provides estimates of peak period parking demand based on 
land-use type. For a Hotel use (Land Use 310), the peak parking demand occurs at approximately 9:00 
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AM during weekdays and approximately 9:00 PM during Saturdays. A parking occupancy survey was 
conducted at the Hofsas House Hotel during these hours to determine the existing parking demand at 
the site. The survey involved counting the number of vehicles parked on-site during the identified peak 
periods. The results of the survey indicate there is a sufficient parking supply on-site during peak 
periods. Out of 28 parking stalls on-site, only 15 stalls were occupied during the weekday peak period 
and only 20 stalls were occupied during the Saturday peak period. Therefore, it can be concluded that 
the existing hotel parking demand is being met by the existing parking supply on-site during the study 
peak periods.  

The proposed hotel does not propose to increase the number of hotel rooms when compared to the 
existing hotel. Additionally, the proposed on-site amenities such as the restaurant, day spa, and beauty 
salon would be accessible to hotel guests only and would not generate additional parking demand. 
Therefore, the projected parking demand is anticipated to be similar to that of the existing hotel. Based 
on the results of the parking survey, the proposed new hotel’s proposed 50 parking spaces would 
exceed the projected parking demand. Moreover, it is unlikely that guests will utilize street parking 
along roadways surrounding the project site, given that there would be residual parking capacity on-
site. 

Conclusions 

 The proposed project would not generate additional vehicle trips compared to existing 
conditions. As a result of the project generating or attracting fewer than 110 net new trips per 
day, it can be presumed that the proposed project would have a less-than-significant impact on 
VMT based on OPR’s VMT screening criteria.  

 The proposed project would provide alternative transportation options and on-site amenities not 
currently offered at the existing Hofsas House Hotel. Therefore, it can be concluded that the 
proposed hotel project may generate fewer vehicle trips than the existing hotel. 

 Based on the results of the parking survey, the proposed new hotel’s proposed 50 parking 
spaces would exceed the projected parking demand. 

 

Attachment 7



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community Planning and
Building 

SUBJECT:

UP 23-385 (Portabella): Consideration of a Use Permit Amendment to expand seating for the existing
Portabella Restaurant. The expansion would include adding up to seven (7) outdoor dining seats
adjacent to the front of the existing restaurant located at Ocean Avenue 3 southwest of Lincoln Street in
the Central Commercial (CC) District. APN: 010-201-015-000.
 

Application: UP 23-385 (Portabella) APN: 010-201-015 
Block:74 Lot:4 
Location: Ocean Avenue 3 southwest of Lincoln Street

Applicant:Bashar Alsneeh, Business Owner Property Owner: SCANDIA LOPEZ LIMITED
PARTNERSHIP

Executive Summary:
The applicant is requesting approval of a Use Permit to expand and modify the existing outdoor restaurant seating area
adjacent to the front of the business.  Additional seats were allowed to be placed outdoors during the Covid pandemic,
under the City’s Proclamation of a Local Emergency, however, direction has since been provided by the City Council to
return to the operational standards of the use permit, or apply for and receive the appropriate approval to maintain any
additional seating.   
 
While the initial application was submitted by the applicant for the addition of seven (7) outdoor seats (addition of 7 seats
over the pre-pandemic site condition), further review of the existing use permit and property information uncovered
ultimately changed the scope of the review. In summary, as recommended by staff, there would be a proposed net
increase in two (2) total seats allowed over the existing condition today, and a net increase in seventeen (17) seats over
what is allowed by the existing use permit (refer to Table 1, below).

Recommendation:
Adopt a Resolution (Attachment 1) approving a Use Permit (UP 23-385) Permit to expand seating for the existing
Portabella Restaurant. The expansion authorizes a total of eighty five (85) seats indoors and up to seventeen (17) outdoor

dining seats located adjacent to the front of the existing restaurant located at Ocean Avenue 3 southwest of Lincoln Street
in the Central Commercial (CC) District. APN 010-201-015-000.

Background and Project Description:
Business License approval for Portabella (the subject business) was granted on October 27, 2015 to operate a full-line



Business License approval for Portabella (the subject business) was granted on October 27, 2015 to operate a full-line
restaurant. The restaurant operates under Use Permit UP 93-09 (Sade’s) which was approved by the Planning
Commission on April 14, 1993.  The use permit (UP 93-09) allowed Sade’s to add a kitchen to become a full-line
restaurant and all successor businesses, have operated under UP 93-09.  
 
The existing Use Permit (UP 93-09) authorizes seventy (70) interior seats, including eleven (11) located at a bar. The use
permit states that fifteen (15) seats are permitted to be located on a rear exterior patio (“outside deck”).  There is no
mention of exterior seating located in the front courtyard in the existing use permit approval or associated business
license, however, a letter in the associated property file dated July 6, 1994 notes that the hours of the “front patio seating
is limited to 8:30 PM since it is located within 300 feet of the R-1 District”. No such standard or regulation exists in the
zoning code today, but a similar regulation is noted in CMC 17.14.050.H (see Outdoor Seating Discussion below; section
7).  A separate letter dated June 10, 1996 refers to outdoor seating for 6 to 8 people for a restaurant called “The Avenue”
(a previous restaurant at the subject location).  The business also operates with an additional separate Use Permit (UP 15-
443) to allow for live music to be played indoors.    
 
While the use permit currently allows seventy (70) interior seats and fifteen (15) exterior seats, the current water permit for
the use notes that there are eighty-five (85) interior seats dedicated for the use. It appears as if the rear exterior patio
(previously described as the outdoor seating area), has been enclosed over time and the fifteen (15) exterior seats have
been re-allocated to interior seats for the use (*refer to Table 1, below). Staff notes while these seats have been
reallocated for the purpose of the water permit, this change has not been amended in the associated use permit.
 
Additional exterior seating has been provided on-site (total number of seats have varied –twenty-two (22) seats currently
existing outdoors) as allowed following the proclamation of a local emergency issued by the City Administer in response to
the COVID-19 pandemic.  The City Administrator has rescinded that proclamation and recent City Council direction has
been to move toward compliance with each businesses’ associated Use Permit with a final deadline of December 31,
2023.  Currently the subject business, Portabella, is out of compliance with the associated Use Permit as the outdoor
seating, as well as the indoor seating, does not comply with the terms of the existing use permit and the applicant is
seeking approval to maintain the seating and configuration allowed under the proclamation of a local emergency.
 
As the original use permit was approved in 1993, with an additional use permit approved in 2015, staff has prepared a
revised Use Permit that would combine the two previous use permits into a single permit for ease of future review.  The
operational standards of the two use permits have not been amended or modified, except as considered under this
application, or update the associated use permit findings and conditions with current zoning regulations, as discussed in
this staff report.
 

Table 1. Seating Summary
 Indoor Outdoor Total  

Existing Use Permit – Max
Allowable

70 15 85  

Existing Condition – On-site
today

78 (including enclosed rear
patio)*

22 100  

Existing Water Permit 85 Up to 50% of interior   
Proposed Use Permit 85 22 107  

Staff Recommended – As
Conditioned

85 22* 107  

*Staff note: 17 seats are shown on the proposed site plan within the recommended seating area based on the applicant’s
site plan.  There may be an opportunity to provide additional seating within the recommended seating area identified by
staff or as amended.  Staff recommends approval of up to the requested 22 seats, however, the actual number of seats
within the recommended area may not be achievable.
 
 
 

Staff Analysis:
Indoor Seating: As previously noted, the existing use permit allows for seventy (70) indoor seats and fifteen (15) exterior
seats.  Staff contacted the Monterey Peninsula Water Management District (MPWMD) to confirm the total number of



seats.  Staff contacted the Monterey Peninsula Water Management District (MPWMD) to confirm the total number of
allowable indoor seats.  MWPMD staff confirmed that existing restaurant has an indoor allocation of eighty-five (85) seats
–it is staff belief that that the fifteen outdoor seats have been re-allocated to indoor seats as the previously approved rear
patio has been substantially enclosed. While the water permit has reflected this change, the associated use permit has not
been amended as such as still reflects a requirement for seventy indoor seats and fifteen outdoor seats located on a rear
patio.
 
While the full permit history for this rear patio enclosure is substantially incomplete, as recently as 2021 a building permit
was issued for the demolition of existing skylights and the addition of existing skylights with the installation of a new
membrane roof and the installation of new windows at existing openings.
 
As the water has already been allocated for the use for the additional indoor seating though the issuance of the water
permits, staff recommends amending the Use Permit to allow for a maximum of eighty five (85) indoor seats to align with
the water permit. Currently there are seventy eight (78) interior seats located in the restaurant, including four (4 bar seats)
based on an inventory conducted by staff on February 29, 2024.  While staff recommends the maximum number of seats
may be increased to eighty five (85), the total number of seats within any space, or the building, may be required to be
reduced as determined by the Building Official or Fire Marshall based on Building and/or Fire Codes.
 
Outdoor Seating:
As noted above, while staff is supportive of the expansion of the outdoor seating, the degree to which the applicant has
proposed the expansion of the outdoor seat cannot be supported as proposed, and the total number of seats will need to
be scaled back.
 
Municipal Code Section CMC 17.14.220.D, Special Design Topics, provides design regulations for exterior seating
associated with a restaurant and prescribes the following standards to be used in reviewing proposals for exterior
restaurant seating:
 

1.  The proposal shall not result in a net increase in seating capacity.

The intent of this Municipal Code requirement is to ensure that staff-approved applications for exterior seating do not
exceed the restaurant’s total seat count on the approved Use Permit. However, when a restaurant is applying for a
new Use Permit, the applicant can propose a new seat count provided there are sufficient water credits to support
the proposal and it meets Building and Fire Code requirements regarding occupancy and pathways of travel (CMC
17.14.040.I.3.f).

According to MPWMD regulations, a restaurant can have 50 percent of the number of its permitted interior seating
outdoors without those seats counting against the total seat count for the MPWMD water permit -provided those
exterior seats are first approved by the local jurisdiction.

The applicant is currently proposing 22 exterior seats, and would be within the adequate allocation by MPWMD.

2. The seating area shall not occupy more than 10 percent of the site area nor more than 30 percent of any
courtyard.

The subject site is approximately 3,650 square feet.  Staff conservatively estimates the greatest extent of the seating
area (including adjacent planter areas) to be 300 square feet (less than 10% of the site area). The seating area is
described in the property file and as a “front patio” and not a courtyard, nor does it meet the definition of a courtyard.  A
courtyard is defined as “an open space on private property that is linked to an adjoining sidewalk or walkway in such a
manner as to encourage public access. It must be enclosed on at least two sides by buildings and must remain open to
the sky.”  The seating area does not meet the definition of a courtyard as there is no direct link to the public way due to the
topography of the site, and it is not enclosed on two sides.

The project complies with this standard.

3. The area in which the seating is proposed shall be fully contained on private property and shall not
interfere with automobile or pedestrian traffic on any public right-of-way or through any intra-block

walkway.



All seating is proposed to be located on private property.  The location of the proposed outdoor seating is located is
close proximity to the adjacent property line (the property line is located at approximately the eastern edge of the white
building in the courtyard located beyond the subject restaurant –refer to Figure 1, below). Immediately adjacent to the

property line, the adjacent property does maintain what is described in the subject property file as a “pedestrian right-of-
way” (i.e. “easement”) –refer to figures 1 and 3, below. This pedestrian right-of-way also functions as part of an interblock

walkway as it provides intrablock access from Monte Verde Street to Ocean Avenue through the Court of the Golden
Bough.



Figure 1. View of subject site (left) and Court of the Golden Bough (right).  Approximate location of property line
indicated by red dashed line.



Figure 2. Partial view of subject site (left) and Court of the Golden Bough (right).  Approximately location of property
line indicated by red line.

Figure 3. Site Plan of subject site (top) and Court of the Golden Bough (bottom).  Property line indicated by red
dashed line. “Pedestrian right-of-way” identified in blue hatch on site plan.

At the time of writing this report, staff has not received any written correspondence regarding this application,
however, the Community Planning and Building Department has received complaints in the past of the outdoor
seating area spilling into the intra-block walkway and blocking the intra-block walkway.
 
Furthermore, a proposed seating location is located at the bottom of the exterior stairway. In discussion with the
City’s Building Official, the seating area would be required to maintain a clearance of 36-inches (three (3) feet) clear
from the bottom of the stairway. The stairway leads to a residential unit with an approved short term rental unit permit.
 
Because of the physical separation required from the bottom of the stairway and the potential for the seating to spill
onto the adjacent property and into the pedestrian right-of-way, staff recommends approval of the outdoor seating, as
proposed, with the exception of the 5-person table located at the bottom of the stairway.
 
This table does not maintain the adequate clearances from the bottom of the stairways and its relocation would
interfere with access to the subject business or through the adjacent courtyard. Staff is recommending the omission
of the of the 5-person table that is currently located at the bottom of the stairway as well as the seating area be
limited to the area to the east of the stairway, as illustrated in figures 4-6, below.  Staff does not recommend
additional seating within the front patio area due to the high concentration of seating within the relatively small space.



Figure 4. Recommended area of outdoor seating area.  Located above (east) of red line. Bound by
northwest edge of building and western edge of planter.



Figure 5. Recommended area of outdoor seating area.  Located left (east) of red line. Bound by
northwest edge of building and western edge of planter.

Figure 6. Recommended area of outdoor seating area.  Area indicated in red area. Bound by
northwest edge of building and western edge of planter (also see Figures 4 and 5).



4. The seating area shall be demarcated by landscaping or other site features to clearly define its outer

boundaries. The boundaries shall be established to preserve a sense of openness and ease of access
for pedestrian traffic.

As conditioned, the seating area is demarcated by landscaping and site features that clearly define the outer
boundaries.  In the present configuration, the seating located in front presents a lack of a defined space, as the
seating spills out of the sunken patio adjacent to the sidewalk.  As conditioned, the seating would all be contained
within the landscaped front patio area completely contained adjacent to the front of the restaurant.

5.  Outdoor seating areas which allow visual contact and incidental communication between patrons and passersby
are encouraged.

Inclusion of outdoor seating within the existing front patio area will meet this requirement this requirement. Incidental
interaction is provided along the sidewalk as well as through the intra-block walkway. As conditioned, the project meets this
standard.

6. Physical structures that enhance comfort such as windscreens, heaters, and exterior lighting shall be shielded
from view from the public right-of-way and from intra-block walkways or shall be designed to be architecturally
compatible with the village character and the adjacent buildings.

The only alteration requested by the application is the request for additional outdoor heaters.  While the applicant has
included a statement on their application stating they would like to apply for additional hearing, the application states
“permanent and plumbed outdoor gas heaters or moveable outdoor propane patio heaters.” Details on the specific heaters
have not been provided.  In discussion with the business owner, they would like to proceed with the installation of
permeant heaters affixed to the building.

Staff is supportive of the concept of the installation of permeant heaters provided the installation is sensitive to the historic
building and consistent with any applicable design review findings, and findings or requirements for the modifications to
historic buildings and of the Downtown Conservation District.  Any exterior alterations will be considered through a
separate design review.  Condition of Approval #37 has been included stating within 60-days from the date of this
approval, the applicant shall submit a complete application for Design Review for the installation of permanent heaters.
Should an application for permanent heaters not be submitted within 60-days, all existing heaters shall be removed from
the site.

7. Hours of service to outside seating areas shall be regulated through appropriate conditions of approval to prevent
impacts on uses in the vicinity.

The existing use permit (UP 93-09) allows hours of operation between 11:00 am and 2:00 am with the use permit stating
the outdoor seating (previously located at the rear patio) closing at 10:00 PM.  No request for amendments to the hours of
operation were received and the restaurant advertises their hours of operation are between 11:30 AM and 10 PM.  Staff
has maintained the hours of operation from the previous approval in the conditions of approval for this subject use permit.

Staff notes the subject business is located within 300-feet of the R-1 zone district.  In accordance with CMC 17.14.050.H,
“Proposed commercial uses that are estimated to generate more than 40 vehicle trips per day per 1,000 square feet of
floor space, including but not limited to all retail uses, shall be prohibited from operating before 8:00 a.m. or after 8:00
p.m. All other commercial uses shall be prohibited from operating before 6:00 a.m. or after 9:00 p.m.”

However, as the hours of operation of the use are existing despite being outside the range described above, the hours may
remain.  CMC 17.36.050.C states, that commercial uses that are nonconforming due to noncompliance with one or more
operational standards (such as hours of operation) shall be brought into compliance when the use is replaced.  That is, if
the restaurant were to be replaced with a new use, the hours would need to be amended to comply with current

regulations.
 
Outdoor Seating Summary: In summary, staff recommends the Commission partially grant approval of the expansion of
the outdoor seating area.  The applicant has requested a total of twenty-two (22) outdoor seats. Staff recommends



approval of the requested total of seats (22) provided that the seating area is limited to the area east of the red line as
illustrated in figure 6, above. It should be noted that the actual number of seats within this area may not be able to
accommodate 22 seats, and the actual number of seats may be required to be reduced to comply with the area limitations.
Similarly, as with the indoor seating, the seating permitted by the use permit is the maximum allowed, however, the total
number of seats may be required to be reduced by the Fire Marshall or Building Official based on building or fire codes. 
 
Use Permit Amendment.
As noted above, staff has consolidated the approvals from the existing use permits (UP 93-09 and (UP 15-443) for future
ease of review. In review of this staff has provided the following recommendation to amend the existing Use Permit
Conditions to better align with the standards of full-line restaurants and how the use is operated today. For example, the
existing use permit does not allow “to-go” or “take-out” orders, however, in staff’s opinion this condition is overly restrictive
and inconsistent with the approvals for other similar businesses.  Furthermore, CMC 17.14.040.I.3.h, allows for food to be
sold for consumption off the premises for restaurants provided it is incidental to the primary use. 
 
 The operational standards of the business (hours, seats, etc) have been maintained, however, the general requirements
and findings have been brought up-to-date with the current requirements for a full-line restaurant as the use permit findings
for approval have since changed since the original use permit was considered.

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

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



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

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

PERMIT (UP 23-385) PERMIT TO EXPAND SEATING FOR THE EXISTING PORTABELLA RESTAURANT. THE 
EXPANSION AUTHORIZES A TOTAL OF EIGHTY FIVE (85) SEATS INDOORS AND UP TO SEVENTEEN (17) 

OUTDOOR DINING SEATS LOCATED ADJACENT TO THE FRONT OF THE EXISTING RESTAURANT LOCATED AT 
OCEAN AVENUE 3 SOUTHWEST OF LINCOLN STREET IN THE CENTRAL COMMERCIAL (CC) DISTRICT. APN 010-

201-015-000. 
 

WHEREAS, On December 18, 2023 business owner Bashar Alsneeh (“Applicant”), on behalf of the property 
owner, SCANDIA LOPEZ LIMITED PARTNERSHIP, submitted an application requesting approval of a Use Permit (UP 
23-385) described herein (“Application”); and 

 
WHEREAS, the applicant is requesting a Use Permit Amendment proposing to expand and modify and 

legalize the existing outdoor seating area within the front patio adjacent to the restaurant; and  
 
WHEREAS, the business License approval for the subject business, Portabella, was granted on October 27, 

2015 to operate a full-line restaurant; and 
 
WHEREAS, the restaurant operates under Use Permit UP 93-09 (Sade’s) which was approved by the 

Planning Commission on April 14, 1993 which granted a use permit (UP 93-09) to allow Sade’s  (prior business) to 
add a kitchen to become a full-line restaurant and all successor businesses, have operated under UP 93-09; and 

 
WHEREAS, an additional Use Permit (UP 15-443) was granted in 2015 to allow for live music within the 

indoor space of the restaurant; and 
 
WHEREAS, as part of the consideration of the outdoor seating, staff has also amended and revised the 

existing Use Permit to be consistent to meet the current findings and zoning standards for Full-Line Restaurants; 
and 

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

of a Conditional Use Permit by the Planning Commission (CMC 17.14.030); and 
 
WHEREAS, outdoor seating may be permitted in association with a Full Line Restaurant as outlined in CMC 

17.14.040.I.3.g;  
 
WHEREAS, consideration of the Use Permit shall require approval by the Planning Commission in 

accordance with CMC 17.52.080;  
 

WHEREAS, on March 1, 2024, notice of the public hearing was published in compliance with State law 
(California Government Code 65091), as well as hand-delivery of the public notice by the Applicant to each 
property owner within a 100-foot radius of the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before March 3, 2024, the Applicant posted the public notice on the project site and 

hand-delivered a copy of the public notice to each property within a 100-foot radius of the project site indicating 
the date and time of the public hearing; and 
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WHEREAS, on March 13, 2024, the Planning Commission held a public hearing to receive public testimony 
regarding the Application, including without limitation, information provided to the Planning Commission by City 
staff and public testimony on the Application; and 
 

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

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

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

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

"CEQA"), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the "CEQA Guidelines") 
and City Environmental Regulations (CMC 17.60) require the review of certain projects for environmental impacts 
and preparation of environmental documents; and 

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

categorically exempt under Section 15303 (Class 3) – New construction or conversion of small structures and no 
exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; and  
 

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

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

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

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

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

✔   

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

✔   

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

✔   

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

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

✔   

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

✔   

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

  

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

✔   

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

✔   

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

 
 

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

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

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

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

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

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

approve approving a Use Permit (UP 23-385) Permit to expand seating for the existing Portabella Restaurant. The 
expansion authorizes a total of eighty five (85) seats indoors and up to seventeen (17) outdoor dining seats located 
adjacent to the front of the existing restaurant located at Ocean Avenue 3 southwest of Lincoln Street in the 
Central Commercial (CC) District, APN 010-201-015-000, subject to the following Conditions of Approval: 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions 

1.  Authorization. This approval Use Permit (UP 23-385) authorizes: the use of a full-line line restaurant 

located on Ocean Avenue 3 southwest of Lincoln Street. The use is permitted 85 indoor seats with 17 

exterior seats located in the front patio area.  The use shall be consistent with the requirements of a 

full-line restaurant, as defined in Carmel Municipal code section 17.14.040.I.3, and as stated the 

Conditions of Approval herein.   

2.  Use Permit. This Use Permit (UP 23-385) supersedes and replaced the existing Use Permits (UP 93-09 

and UP 15-443) associated with the existing use.  

3.  Codes and Ordinances. The use shall be carried out in conformance with all requirements of the Central 

Commercial (CC) district. All adopted building and fire codes shall be adhered to. If any codes or 

ordinances require changes the use or operation of the business, the preparation of additional 

construction drawings, 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 Community 

Planning and Building Department or Planning Commission. 

 

Violations of the terms of this Use Permit or other ordinances of the City may constitute grounds for 

revocation of this Use Permit and the associated business license by the Planning Commission. 

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

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

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

consistent Condition of Approval #32.   

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

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

appropriate fees paid prior to expiration of the permit.  

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

without adequate supply. Should the Monterey Peninsula Water Management District determine that 

adequate water is not available for this site, this permit will be scheduled for reconsideration and 
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appropriate findings prepared for review and adoption by the Planning Commission. 

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

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

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

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

annul any project approval. The City shall promptly notify the applicant of any legal proceeding, and 

shall cooperate fully in the defense. The City may, at its sole discretion, participate in any such legal 

action, but participation shall not relieve the applicant of any obligation under this condition. Should 

any party bring any legal action in connection with this project, the Superior Court of the County of 

Monterey, California, shall be the situs and have jurisdiction for the resolution of all such actions by the 

parties hereto. 

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

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

SPECIAL CONDITIONS: Full-Line Restaurant 

10.  Hours of Operation. The full line restaurant is permitted to operate between the hours of 11:00 AM to 

2:00 AM seven (7) days a week.  The outdoor seating shall not be occupied past 10:00 AM.   

11.  Seating.  The full line restaurant is permitted a total of eighty-five (85) interior seats. A maximum of 

twenty two (22) seats exterior seats are permitted.  

 

*The total number of seats (indoor and outdoor) shall be considered a maximum allowed by this use 

permit and associated water permit, however, the total number of seats may be required to be reduced 

by the by Building Official or Fire Marshall based on current or future building or fire codes (refer to 

Condition of Approval #12). Further, all outdoor seating shall be contained within the outdoor seating 

area as depicted in Attachment A, which may further reduce the total allowable outdoor seating 

capacity. 

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

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

permitted by the Monterey Peninsula Water Management District based on water use, whichever is 

less. In addition to the maximum occupant load, the seating capacity shall be posted on the premises. 

13.  Outdoor Seating Location. The outdoor seating shall be located in the northern patio immediately 

adjacent to the front of the subject business, as depicted in Attachment A to this resolution. The seating 

shall be located to maintain a clear path of travel through the courtyard without impeding or interfering 

pedestrian access.  

14.  Alcohol Sales. Any sale of alcoholic beverages shall be subordinate to this primary use. No more than 

eleven (11) of the indoor seats may be located at a bar or in a separate bar room. Substantially all foods 

from the standard menu shall be available for purchase during the hours that alcoholic beverages are 

being served. 

 

*Eleven (11) bar seats was the total number of bar seats allowed under the prior use permit approval 

(UP 93-05).  

15.  Prohibitions. Drive-in, formula, and fast food establishments, as defined in the Carmel Municipal Code, 

are prohibited. 

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

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

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

food store goods such as vinegar, oils, and salad dressings shall be prepackaged and sealed. 

18.  Trash Storage. Adequate facilities shall be provided on the site for the closed storage of trash and 
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garbage generated by the use. The on-site storage shall be designed so that the area can be cleaned and 

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

other public ways. If the method of cooking used will generate hot ashes, a storage facility and disposal 

method shall first be approved by the Fire Department. 

19.  Restrooms. At least one restroom shall be available for use by all persons within, or conveniently 

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

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

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

and patrons of the business. 

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

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

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

any CFC-processed food packaging or polystyrene food packaging. Restaurants shall retain each 

supplier’s written statement for 12 months from the date of receipt of any food packaging from that 

supplier. 

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

food packaging shall exclusively use biodegradable/ compostable or recyclable products. Each 

restaurant shall maintain written records as detailed in CMC 8.68(A)(2) and (3) evidencing its 

compliance with this section. 

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

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

customer. 

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

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

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

allowed if incidental to the primary use. 

25.  Licensing and Inspections. The applicant/business owner shall be responsible for obtaining any required 

license amendments, including but not limited to, amendments to the business’s ABC License, and 

approvals from the Monterey County Health Department. 

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

existing business license approval for compliance with the this use permit (UP 23-385). All required 

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

 Special Conditions: Live Music  

(original approval and findings – UP 15-443)  

27.  This Use Permit authorizes unamplified live music, to be played indoors only at the Portabella 

Restaurant.  Live music is permitted to be played on an interim basis for a maximum of 10-minutes each 

hour, on a daily basis from any location within the restaurant.  

28.  With this authorization, live music shall be ancillary to the primary activity.  Music-related activities such 
as concerts or pay-at-the-door music events are prohibited. Advertising of specific performers or 
performer’s music is prohibited. 

29.  Live music is permitted to be played between the hours of 12:00 p.m. to 10:00 p.m., on a daily basis.  

30.  Pursuant to Municipal Code Chapter 9.16, the maximum noise level allowed from live music activities 
located on the property shall not exceed 55 dBA as measured at any of the property lines. 

31.  All live music should remain intermittent in nature and not exceed more than 10-minutes per hour. 

32.  Any three violations within any 12-month period shall require revocation of the Use Permit authorization 
to allow live music by the Planning Commission.    

33.  A summary sheet of basic Use Permit requirements (allowed days, allowed hours, special mitigations) 
shall be maintained on the premises and shall be available upon request by any enforcement officer of 
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the City. 

34.  This Use Permit authorization shall become void and of no further force or effect if the use is not initiated 
within six months and/or upon termination or discontinuance of the use for any period of time exceeding 
six months. 

35.  Violations of the terms of this Use Permit or other ordinances of the City may constitute grounds for 
revocation of this Use Permit and the associated business license by the Planning Commission. 

36.  Upon termination or revocation of this use permit and/or business license for any reason, the use shall 
immediately cease and shall not be re-established without issuance of a new use permit. 

Special Conditions: Building/Site Modifications 

37.  Outdoor Heaters. Patio/Outdoor seating heating may be provided by use of permanent heaters, as 
approved by the Community Planning and Building Department.  The number and location of heaters 
shall be approved at the discretion of the Community Planning and Building Director. Within 60-days of 
this approval, the applicant shall submit a Design Review application for the fixed installation of heaters 
and all temporary/portable gas heaters shall be removed from the site.  No heater shall be installed 
without appropriate approval from the Community Planning and Building Department.   

 
 
 
 

              ______________________________        ___________________________    __________ 
Property Owner Signature                          Printed Name                                       Date 
 
 
______________________________        ___________________________    __________ 
Applicant Signature                                       Printed Name                                       Date 
 

 

Once signed, please return it to the Community Planning & Building Department. 
 
 PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA this 10th 
day of April 2024, by the following vote:  
  
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
APPROVED:    ATTEST: 
 
        
 
_________________________  _________________________  
Michael LePage    Leah Young 
Chair     Planning Commission Secretary 
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ATTACHMENT A 
Resolution 2024-XX-PC 

April 10, 2024 
 

 
Figure 1. Defined boundary of outdoor seating area in front patio area shown in red.  

 
Figure 2. Illustrative Boundary.  Outdoor seating area (table, chairs, and associated features (heaters, 

windscreens, etc)) shall be located on interior side (i.e. above; east of) red line shown in figure 2.  

 
Figure 3. Illustrative Boundary.  Outdoor seating area (table, chairs, and associated features (heaters, 

windscreens, etc)) shall be located on interior side of the front patio beginning at the red line (i.e. left; east of 
the red line) in the shown in figure 2.  The table and chairs shown on the right side of the red line shows non-
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compliant location.
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED BY: Brandon Swanson, Assistant City Administrator and Acting Director of Community Planning and Building 

SUBJECT:

UP 23-384 (Stationaery): Consideration of a Use Permit Amendment to expand seating for the existing
Stationaery Restaurant to allow a total of 24 outdoor seats located in the existing courtyard, as well as
additional seating in an indoor pavilion located within the interior of the courtyard, located at Carmel Square
on the east side of San Carlos Street between 5th and 6th Avenues in the Central Commercial (CC) District.
APN: 010-132-010-000.
 

Application: UP 23-384 (Stationaery) APN: 010-132-010 
Block:57 Lot:12 & 14 
Location: East side of San Carlos Street between 5th and 6th Avenues; San Carlos Square
Applicant:Adam Jeselnick, Architect Property Owner: Adam Jeselnick, Architect

Executive Summary:
The applicant is requesting approval of a Use Permit and Design Review to expand the existing restaurant into an adjacent
commercial business space and expand and modify the existing outdoor seating area within the courtyard.  Many of these
proposed seats were allowed to be placed outdoors during the Covid pandemic, under the City’s Proclamation of a Local
Emergency.   

Recommendation:
Adopt a Resolution (Attachment 1) approving a Use Permit to expand seating for the existing Stationaery Restaurant to allow a
total of 24 outdoor seats located in the existing courtyard, as well as additional seating in an indoor pavilion located within the
interior of the courtyard, located at Carmel Square on the east side of San Carlos Street between 5th and 6th Avenues in the
Central Commercial (CC) District. APN: 010-132-010-000.

Background and Project Description:
Stationaery received their Business License approval on April 17, 2018 to operate a full-line restaurant in the former Club
Jalapeno space (Unit 11) located within San Carlos Square. The restaurant operates under Use Permit B.A. 82-29 (Resolution
82-34) issued to Jack London and Company, which occupied the space prior to Club Jalapeno. In March 2021, Use Permit UP
21-058 (Resolution 2021-011-PC) was issued “[authorizing] the expansion of an existing full-line restaurant (Unit 11) into an
adjacent 252 square-foot retail space (Unit 3) for the purpose of providing take-out services.” That Use Permit Amendment
(UP 21-058) supplemented the existing Use Permit, B.A. 82-29, and did not supersede or replace it. B.A. 82-29 governs the
full-line restaurant use in Unit 11 and this Amendment governs the use of Unit 3 for take-out services incidental to the primary
use.
 
The existing restaurant (operating under B.A. 82-29) is 1,057 square feet in size with a 582 square-foot dining area. The
restaurant is permitted forty nine (49) interior seats in the existing restaurant and seven (7) outdoor seats.  The use permit on file
(B.A. 82-29) notes four (4) exterior seats, however, in review of the subject property file for this use permit application, staff



(B.A. 82-29) notes four (4) exterior seats, however, in review of the subject property file for this use permit application, staff
discovered an afteraction letter which amended the action of the Use Permit and allowed for a total of seven (7) outdoor seats
(refer to Attachment 6, and Figure 2, below).  
 
While forty nine (49) seats are permitted indoors, the applicant has noted the restaurant has been in operation with a total of
thirty four (34) seats including (3) seats located at a bar and four (4) since the business opened (refer to Attachment 2).
Additional exterior seating has been provided on-site and in the right-of-way (total number of seats have varied –20 seats
currently existing outdoors as of a April 1, 2024 inventory by staff) as allowed following the proclamation of a local emergency
issued by the City Administer in response to the COVID-19 pandemic.  The City Administrator has rescinded that proclamation
and recent City Council direction has been to move toward compliance with each businesses’ associated Use Permit with a final
deadline of December 31, 2023.  Currently the subject business, Stationaery, is out of compliance with the associated Use
Permit as the outdoor seating, as well as the indoor seating, does not comply with the terms of the existing use permit and the
applicant is seeking approval to maintain the seating and configuration allowed under the proclamation of a local emergency.
 
Staff is supportive of the expansion of the outdoor seating, as well as expansion of the business into an adjacent business
space.  However, the degree to which the applicant has proposed the expansion cannot be supported, and the total number of
seats will need to be scaled back, primarily in respect to the outdoor seating. As conditioned, the total number of seats would
result in a net increase of 12 seats over the existing use permit and 14 additional seats for the restaurant over the existing (non-
compliant) condition -although 5 seats less than what the applicant had initially proposed.  A summary of the existing and
proposed seating is shown in Table 1, below.  A detailed analysis of why staff is recommending the total proposed seating
should be reduced is provided in the Staff Analysis section.  
 

Table 1. Seating Summary
 Indoor Outdoor Total

Existing Use Permit –
Max Allowable 49 7 56

Existing Condition – On-
site today 34 20 54

Proposed 35
(Main Dining) 14 (Pavilion) 24 73

Staff Recommended – As
Conditioned

39 
(Main Dining) 10 (Pavilion) 24* 73

*Staff note: 19 seats are shown on the proposed site plan within the recommended seating area (refer to figure 1).  There may
be an opportunity to provide additional seating within the recommended seating area identified by staff or as amended.  Up to
24 outdoor seats may be permitted in accordance with MPWMD Rule 24. Staff recommends approval of up to the requested
24 seats, however, the actual number of seats within the recommended area may not be achievable.

Staff Analysis:
Design Review and Seating:
Indoor Seating: The applicant is proposing to amend the restaurants existing seating configuration throughout the site, including
reorganizing the existing indoor seating, expanding into an adjacent tenant space, and reorganizing the outdoor seating area. 
 
According to the proposed floor plan (refer to Attachment 3), the applicant is proposing to reorganize the seating authorized
under the existing use permit by expanding into an adjacent tenant space.  The applicant has proposed to maintain 35 seats
including the 3 bar seats in the existing restaurant (space with existing kitchen), but is proposing to transfer the remaining 14
seats to the adjacent business space located in the center of the courtyard (“pavilion” space) to function as a secondary dining
room.  The new adjacent space is proposed to have a total of 14 seats (5 tables; 2-4 seats at each table) which results in a total
restaurant indoor seating capacity of 49 seats.  While there is no increase in indoor seating capacity over the existing use
permit, there is proposed to be an increase in 14 indoor seats over the current site conditions today.
 
Based on the square footage of the space, approximately 152 square feet, and the building official has determined the
maximum occupancy of the new proposed space is ten (10) seats.  While fourteen seats are proposed in the new space, only
ten seats could be permitted based on the occupancy of the space.
 

CMC 17.14.040.I.3.f. The maximum seating capacity shall not exceed the standards in the State Uniform
Building and Fire Codes, the number of seats approved by the Planning Commission through public review,
or the number of seats in the previous business, whichever is less. The seating capacity shall be posted on
the premises.
 



 
The four (4) remaining seats may be re-allocated to the main dining area as the occupancy for that space has been historically
recorded as forty-nine (49) seats. As the four seats are also included in part of the established water allocation, they could also
be located as additional exterior seating above the 50% indoor seating limit (MPWMD Rule 24) provided the appropriate
findings are made consistent with the requirements for outdoor seating.
 
Monterey Peninsula Water Management District (MPWMD) staff has confirmed that the associated water permit for the site will
need to be amended as a result of the change in use of the subject tenant space regardless of total number of seats allocated
by the final action (refer to Condition of Approval #7).
 
Indoor Seating Summary: A maximum of ten (10) seats may be located in the existing pavilion space based on building
occupancy limits.  The four (4) seat balance can be re-established in the main dining room, or located outside, if the findings are
made consistent with the requirements for outdoor seating described below. 
 
Outdoor Seating:
As noted above, while staff is supportive of the expansion of the outdoor seating, the degree to which the applicant has
proposed the expansion of the outdoor seat cannot be supported as proposed, and the total number of seats will need to be
scaled back. Staff has provided an analysis and recommendations for how the proposed outdoor seating would comply with the
requirements for outdoor seating outlined in CMC 17.14.220.D.  As conditioned, the project would comply with the findings and
requirements outlined below.
 
Municipal Code Section CMC 17.14.220.D, Special Design Topics, provides design regulations for exterior seating associated
with a restaurant and prescribes the following standards to be used in reviewing proposals for exterior restaurant seating:
 

1. The proposal shall not result in a net increase in seating capacity.

The intent of this Municipal Code requirement is to ensure that staff-approved applications for exterior seating do not
exceed the restaurant’s total seat count on the approved Use Permit. However, when a restaurant is applying for a new
Use Permit, the applicant can propose a new seat count provided there are sufficient water credits to support the proposal
and it meets Building and Fire Code requirements regarding occupancy and pathways of travel (CMC 17.14.040.I.3.f).

According to MPWMD regulations, a restaurant can have 50 percent of the number of its permitted interior seating
outdoors without those seats counting against the total seat count for the MPWMD water permit -provided those exterior
seats are first approved by the local jurisdiction. That is, if 49 interior seats are permitted, as described above, a maximum
of 24 exterior seats could be allowed by MPWMD without the exterior seats counting against the water credits.
Notwithstanding this statement, the total number of permitted seats outdoor may be required to be reduced based on the
additional requirements described below.

The requested total of twenty four (24) exterior seats would be within the allocation allowed by MPWMD (refer to Table 1,
above).

2. The seating area shall not occupy more than 10 percent of the site area nor more than 30 percent of any
courtyard.

As proposed, the project does not comply with the provision above.  An evaluation/discussion for compliance with this
requirement has been provided below.  As conditioned, the project would comply with this requirement.

The subject property is 8,000 square feet.  The applicant has indicated on their plans the combined area of the courtyard and
open space area to be approximately 1,749 square feet (refer to Attachment 3). Based on these assumptions, the outdoor
seating area could be no more than 524 square feet (30% of the courtyard), as this is the lesser of the two standards. 

The applicant has indicated the seating area is 359 square feet (refer to attachment 3), however, this figure only appears
to represent the area of each individual table and chair, and not the full functional area the outdoor seating area actually
occupies.

When viewed from the right-of-way, or from within the courtyard, the existing seating arrangement appears to occupy
effectively the entire courtyard, and is not limited to a smaller portion as required by this provision.

The intent of this provision is to preserve the seating area to a smaller area of the courtyard in an effort to maintain the
courtyard as a shared common space for all tenants, businesses, and the public, as opposed to one business occupying



courtyard as a shared common space for all tenants, businesses, and the public, as opposed to one business occupying
the full outdoor area.

In staff’s opinion, the outdoor seating area is inconsistent with this provision compliance with this requirement would
require the reduction and consolidation of the outdoor seating area. As conditioned, the project would comply with
standard 2 (refer to discussion #4, below, for recommended modification for compliance).

3. The area in which the seating is proposed shall be fully contained on private property and shall not interfere
with automobile or pedestrian traffic on any public right-of-way or through any intra-block walkway.

As proposed, the project does not comply with the provision above.  An evaluation/discussion for compliance with this
requirement has been provided below.  As conditioned, the project would comply with this requirement.

All seating is proposed to be located on private property. While access is still provided through the courtyard and intra-
block walkway and a person is able to pass through the courtyard, the existing seating and associated features and use of
the restaurant features limit an individual’s ability to freely pass through the courtyard or partially obstruct passage.  For
example, the walkway to the north of the planters nearest to San Carlos Street is effectively inaccessible to the public. 

Staff has also received correspondence that the seating area located in the courtyard encroaches into the pedestrian
walkway and makes it difficult to walk or pass through (refer to Attachment 5). While a 1998 approval (DR 97-01) allows for
one table (two chairs) to be located immediately adjacent to the southern wall, additional tables and chairs may further
impact pedestrian access.   

Staff has recommended maintenance of the one previously permitted table along the southern wall, but recommends
additional tables and chairs be omitted from the southeastern passageway, as well as other circulation elements not

immediately adjacent to the full line restaurant space (refer to Figure 1, below).

As conditioned, the project would comply with standard 3 (refer to discussion #4, below, for recommended modification
for compliance).

4. The seating area shall be demarcated by landscaping or other site features to clearly define its outer
boundaries. The boundaries shall be established to preserve a sense of openness and ease of access for
pedestrian traffic.

Demarcation has not been proposed.  As proposed, the project does not comply with the provision above.  An
evaluation/discussion for compliance with this requirement has been provided below.  As conditioned, the project would comply
with this requirement.

Generally, the seating area should be demarcated by some feature such as a railing, trellis, alcove, landscape area, or
some similar feature that clearly defines its outer boundary.

As proposed, the seating area lacks a defined space and is effectively occupying the whole of the courtyard area. If
physical demarcation is not to be proposed that clearly defines an outer perimeter, staff recommends all the tables be
grouped in a single area on the site, as opposed to being arranged throughout and on multiple sides the courtyard. 

As described in section 2, above, the intent of [the square footage limitation] provision is to preserve the seating area to a
smaller area of the courtyard in an effort to maintain the courtyard as a shared common space for all tenants, businesses, and
the public, as opposed to one business occupying the full outdoor area. When combined with demarcation, the defined outdoor
seating space would be established to preserve a sense of openness and ease of access for pedestrian traffic.

As proposed, the seating area does not meet this standard as the seating area occupies effectively the entire seating area
(see section 2, above) and no demarcation is proposed. As physical demarcation is not proposed, staff recommends
consolidation of the seating area within the courtyard to the area immediately adjacent to the business space which can
then be dimensioned and quantified consistent with standard 2, above (refer to Figure 1, below).

Relocation of the proposed seating area into the northeast corner of the courtyard, as illustrated in figure 1, below:

Satisfies standard #2 as this area would be limited to approximately 229 square feet (524 square feet permitted),
whereas the initial proposal effectively occupied the entire courtyard;



Satisfies standard #3 as all existing thoroughfares through the courtyard and passage ways are maintained and
seating areas have been located immediately adjacent to the subject business space and do not interfere with
access to or visibility to adjacent business spaces;

Satisfies standard #4 as all seating is located immediately adjacent to the subject business.  While a physical barrier
or demarcation is not provided, the space is clearly defined between the walls of the existing primary restaurant building(s)
and pavilion (refer to Figure 1, below);

Figure 1. Recommended outdoor seating boundary.  Defined area shown in red; required 3’-wide
clear path of travel shown in blue –path of travel shown for illustrative purpose and may be moved

laterally so long as clear pathway is provided through seating area.



Figure 2. Approved outdoor seating area from DR 97-01. Seven (7) seats; four (4) tables (floor plan rotated 180-
degrees for consistent viewing). Also see Attachment 6.



Figure 3. Proposed outdoor seating area from DR 85-50. Application was denied with finding that
there was not adequate water available for proposed seating at the time.

 
5. Outdoor seating areas which allow visual contact and incidental communication between patrons and

passersby are encouraged.

Inclusion of outdoor seating within a courtyard will generally comply with this requirement. As conditioned, the project meets this
standard.

6.  Physical structures that enhance comfort such as windscreens, heaters, and exterior lighting shall be shielded from
view from the public right-of-way and from intra-block walkways or shall be designed to be architecturally compatible
with the village character and the adjacent buildings.

As part of the consideration of the outdoor seating, the applicant is proposing outdoor new heaters. 

Portions of the outdoor seating area is currently heated using movable propane heaters.  The existing heaters are not screened
from the public right-of-way and as the heaters are also moveable, they can also be moved to obstruct access through the
courtyard/walkway or be placed in a location that violates fire and building safety codes. The applicant has included a proposal
to install permanent gas heaters that are fixed to the building.

While the applicant has identified proposed locations, some locations are inconsistent with the recommended table location
discussed in section 4, above.  Staff is supportive of the proposed installation and recommends approval of the subject heaters
with direction to the applicant to continue to work with staff to select appropriate locations based on final table locations (see
Condition of Approval #14).  Heater locations should only be located on the portions of the building where the use permit for the
full-line restaurant is located.  



Figure 4. Proposed heaters

7. Hours of service to outside seating areas shall be regulated through appropriate conditions of approval to
prevent impacts on uses in the vicinity.

The existing approval allows hours of operation between 11:30 am and 10:00 pm with the outdoor seating being limited to
9:00 pm.  The applicant is requesting to amend the hours of operation to 8:00 am to 10:00 pm for the entirety of the business.

According to the business’s website, the advertised hours of operation are from 8 am – 3 pm and 5:30 pm – 9 pm.

Staff is supportive of the expanded hours for the interior seating, however, increasing the hours for the exterior seating
could create impacts for the surrounding residential uses.  A February 1998 staff report (DR 97-01) for the addition outdoor
seats would have an impact to the surrounding residential uses and the hours for the outdoor seating were more restive than
those of the main restaurant. The increase in seating with an additional 16 seats (over the existing allowed condition) could
create even greater impacts. 

As conditioned, the hours of operation would be amended to allow for the earlier opening hours (8:00 am) but the closing
hours would be maintained (10:00 pm - interior; 9:00 pm - exterior).

Outdoor Seating Summary: In summary, staff recommends the Commission partially grant approval of the expansion of the
outdoor seating area.  The applicant has requested a total of twenty-four (24) outdoor seats. Staff recommends approval of the
requested total of seats (24) provided that the seating area is limited to the area identified in figure 5, below. It should be noted
that the actual number of seats within this area may not be able to accommodate 24 seats, and the actual number of seats may
be required to be reduced to comply with the area limitations. Similarly, as with the indoor seating, the seating permitted by the
use permit is the maximum allowed, however, the total number of seats may be required to be reduced by the Fire Marshall or
Building Official based on building or fire codes.



Figure 5. Recommended seating plan.  Defined outdoor seating area shown in red; required 3’-wide clear path of
travel shown in blue –path of travel shown for illustrative purpose and may be moved laterally so long as clear

pathway is provided through seating area. Red “X” on table denotes table recommended for disapproval.
 

Conditional Use Permit Required:  The proposed use of a Full Line Restaurant requires a Conditional Use Permit as
outlined in CMC 17.14.  While the there is no increase in commercial floor area on the site, the established use of a full line
restaurant is being expanded on the site, and as such, the findings for the Use Permit approval much be re-evaluated.  
 
The existing business, Stationaery, is proposed to expand into an adjacent tenant space (pavilion located in the middle of the
courtyard) with limited change in business operation.  As currently operating, the business complies with requirements of the
zoning code for a full-line restaurant, and therefore limited discussion is provided below, unless necessary to specifically
address a specific code requirement of finding.  In the absence of discussion, it shall be presumed the business meets this
standard.  The standards listed below have also been included as Conditions of Approval to ensure that any successor
business that may operate under the same use permit adhere to the same requirements –as is standard practice.
 
CMC 17.14.040.I.3:
 

1. Any sale of alcoholic beverages shall be subordinate to this primary use.
2.  Drive-in, formula, and fast food establishments are prohibited.
3. Substantially all foods from the standard menu shall be available for purchase during the hours that alcoholic beverages are

being served.
4.  The applications, menus, and plans indicate that the business will primarily be a restaurant – full-line and that no more than

20 percent of the total number of seats are at a bar or in a separate bar room. If the restaurant does not meet this standard, the
standards in subsection (I)(2) of this section, Drinking Places, shall also apply to the use.

5.  Customers shall be provided with individual menus while seated at a table or counter.
6.  The maximum seating capacity shall not exceed the standards in the State Uniform Building and Fire Codes, the number of

seats approved by the Planning Commission through public review, or the number of seats in the previous business, whichever
is less. The seating capacity shall be posted on the premises.

1.  Staff Response: While there is no net increase in seating proposed for the restaurant, number of seats approved are
being transferred from a previous restaurant space to a (currently existing) retail space. The total of number seats allowed
for the restaurant is being considered consistent with standard processes for review by the Planning Commission as the
subject use permit is being considered as a new Use Permit. 

As discussed above, the applicant had proposed to transfer fourteen (14) seats from the existing full-line restaurant
to the new pavailiion space, however, the building official determined the maximum occupancy of the pavilion space
is ten (10) persons.  As such, no more than ten (10) seats shall be permitted in the pavilion space. The restaurant as a
whole (pavilion and main dining room) shall have no more than forty-nine (49) indoor seats total.

7.  Outside seating may be allowed subject to Chapter CMC, Design Review.

1.  Staff Response: See discussion above. A maximum of up to twenty four (24) outdoor seats are permitted based on the
discussion above.  However, this is a maximum limit and may be reduced if needed to comply with the area limitation
established for the seating area or adherence to building or fire codes.

8.  Food sold for consumption off the premises shall be incidental to the primary use. Such food shall be placed in covered
containers or wrappings, and all house-brand labeled food store goods such as vinegar, oils, and salad dressings shall be



containers or wrappings, and all house-brand labeled food store goods such as vinegar, oils, and salad dressings shall be
prepackaged and sealed.

9.  Maximum number of food stores and/or restaurants located within structures fronting Ocean Avenue: 15. See also 17.56
CMC, Restricted Commercial Uses.

10.  See also subsection (I)(1) of this section, All Eating and Drinking Establishments.

1.  Staff Response: Subsection (I) (1) states that 1) the sale of nonfood merchandise directly related to the restaurant use is
allowed if incidental to the primary use; 2) adequate facilities for the on-site closed storage of trash is required; and, 3) at
least one restroom shall be available for use by all persons within or conveniently adjacent to the restaurant premises and
on the same property.

11.  Outdoor cooking devices are permitted on private property if designed and located to mitigate impacts to adjacent properties.

1.  Staff Response: No outdoor cooking devices are proposed. As outdoor cooking devices have been proposed, the
potential impacts have not been evaluated.  Should outdoor cooking be proposed in the future, a use permit amendment
shall be required.

 
Additionally, the following findings are required for all use permit applications:
 
CMC 17.64.010.A. In its review of applications for use permits, the Planning Commission shall evaluate each proposed use in
order to consider its impact on the City. No use permit shall be granted unless all of these general findings can be made:
 

1.  That the proposed use will not be in conflict with the City’s General Plan.
2. That the proposed use will comply with all zoning standards applicable to the use and zoning district.
3. That granting the use permit will not set a precedent for the approval of similar uses whose incremental effect will be

detrimental to the City, or will be in conflict with the General Plan.
4. That the proposed use will not make excessive demands on the provision of public services, including water supply, sewer

capacity, energy supply, communication facilities, police protection, and fire protection.
5. That the proposed use will not be injurious to public health, safety or welfare
6. That the proposed use will be compatible with surrounding land uses and will not conflict with the purpose established for

the district within which it will be located.
7. That the proposed use will not generate adverse impacts affecting health, safety, or welfare of neighboring properties or

uses.
 
As outlined in CMC 17.64.020, in addition to the general findings required for all use permits listed above, no use permit shall
be granted for commercial or business uses unless all of these general findings can be made:
 

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

2.  That proposed use will provide adequate ingress and egress to and from the proposed location.
3. That the capacity of surrounding streets is adequate to serve the automobile and delivery truck traffic generated by the

proposed use.

As noted above, the existing business, Stationaery, is proposed to expand into an adjacent tenant space and modify the outdoor
seating with limited change in business operation. No net increase in indoor seating is proposed, however, as conditioned, the
outdoor seating capacity would increase by sixteen (16) seats over the existing use permit.  The expansion of the outdoor
seating is consistent with the findings outlined above as the expansion of the restaurant use of not in conflict with any applicable
zoning code or general plan policy, no precedent is set as the request is a standard request to increase seating capacity, the
site has adequate water for the use (as determined by the Monterey Peninsula Water Management District) and there are no
other expansions of the use or site that would result in an increase in demand for service, and the use is consistent with the
surrounding land uses and not injurious to health, safety, or welfare. The use serves local and nonlocal populations needs and
no changes to the site are proposed to the site that would impede ingress or egress. The existing use is not proposed to
change, only slightly expand, and therefore any additional traffic generated would be negligible.
 
Awning Addition:
The applicant is proposing to install a new 4’ awning over the existing door to the main dining room –no other exterior changes
are proposed.  The awning is proposed to be black, 4’ wide and located above the main entry to the restaurant.  The commercial
design guidelines do not expressly address awnings, but they are an established part of the context of the downtown. 
 
San Carlos Square does not feature any other tenant spaces with awnings and the zoning code and Commercial Design



San Carlos Square does not feature any other tenant spaces with awnings and the zoning code and Commercial Design
Guidelines state design treatments within courtyards and buildings should be considered as a consistent whole. While the
awning is proposed to be black, the primary color scheme of the building/courtyard is a light tan with green and brown trim
elements. That said, the addition of a single awning would not be detrimental to the appearance of the courtyard or building, but
is something the commission should take into consideration. Staff has not added any conditions or modification to the approval
regarding the installation of the awning, however, the commission may wish to discuss the color, placement, or inclusion of the
awning.   

Figure 6. Proposed awning.
 

 
Business Signage:
Because this would be an expansion of an existing full-line restaurant, no additional exterior sign for the new dining room at the
rear would be permitted. However, an interior signage is allowed in accordance with Section 17.40.040 (Interior Signs) and
does not require a permit.
 
Public Correspondence:
Staff has received multiple correspondence letters regarding the project. These letters have been included as Attachment 5
and included in the order in which they were received (oldest to newest). In summary, the letters are primarily in support of the
project, in addition to letters objecting to the project and raising concerns regarding the expansion of the use.

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

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 - Applicant's Written Statement



Attachment 2 - Applicant's Written Statement
Attachment 3 - Proposed Project Plans
Attachment 4 - Annotated Floor Plan (Resolution Attachment A – Recommended Floor Plan)
Attachment 5 - Public Correspondence
Attachment 6 - Historic Property Records



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

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

PERMIT (UP 23-384) TO EXPAND SEATING FOR THE EXISTING STATIONAERY RESTAURANT TO ALLOW A TOTAL 
OF 24 OUTDOOR SEATS LOCATED IN THE EXISTING COURTYARD, AS WELL AS ADDITIONAL SEATING IN AN 

INDOOR PAVILION LOCATED WITHIN THE INTERIOR OF THE COURTYARD, LOCATED AT CARMEL SQUARE ON 
THE EAST SIDE OF SAN CARLOS STREET BETWEEN 5TH AND 6TH AVENUES IN THE CENTRAL COMMERCIAL (CC) 

DISTRICT. APN: 010-132-010-000. 
 

WHEREAS, On December 19, 2023, Adam Jeselnick (“Applicant”), on behalf of the property owner, 
AGUERO SHOPPES LLC, submitted an application requesting approval of a Use Permit (UP 23-384) described herein 
(“Application”); and 

 
WHEREAS, the subject business, Stationaery, received an associated Business License approval on April 

17, 2018 to operate a full-line restaurant in the former Club Jalapeno space (Unit 11) located within “San Carlos 
Square” located on the eastside of San Carlos Street between 5th and 6th Avenues; and 

 
WHEREAS, the existing restaurant operates under Use Permit B.A. 82-29 (Resolution 82-34) in addition 

to UP 21-058.  UP 21-058 supplemented the existing Use Permit, B.A. 82-29, and did not supersede or replace it. 
B.A. 82-29 governs the full-line restaurant use in Unit 11 (primary dining room) and UP 21-058 governs the use 
of for take-out services incidental to the primary use in Unit 3 (tenant space located immediate west of main 
dining room and restooms); and 

 
WHEREAS, the applicant is proposing to expand the existing restaurant, “Stationaery”, into an adjacent 

commercial business space (pavilion space located centrally in courtyard) within the “San Carlos Square” site.  No 
net increase in seating is proposed and 14 seats are proposed to be transferred from the main dining room to the 
pavilion space (49 seats total permitted); and  

 
WHEREAS, the applicant is also proposing to expand the outdoor seating from 4 seats to 24 seats; and  

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

of a Conditional Use Permit by the Planning Commission (CMC 17.14.030); and 
 
WHEREAS, outdoor seating may be permitted in association with a Full Line Restaurant as outlined in CMC 

17.14.040.I.3.g ;  
 

WHEREAS, on March 29, 2024, notice of the public hearing was published in compliance with State law 
(California Government Code 65091), as well as hand-delivery of the public notice by the Applicant to each 
property owner within a 100-foot radius of the project site indicating the date and time of the public hearing; and 
 

WHEREAS, on April 10, 2024, the Planning Commission held a public hearing to receive public testimony 
regarding the Application, including without limitation, information provided to the Planning Commission by City 
staff and public testimony on the Application; and 
 

WHEREAS, this Resolution and its findings are made based upon evidence presented to the Commission 
at its April 10, 2024 hearing including, without limitation, the staff report submitted by the Community Planning 
and Building Department; and 
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WHEREAS, the Planning Commission did hear and consider all said reports, recommendations, 
attachments and testimony herein above set forth and used their independent judgement to evaluate the 
Application; and 

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

"CEQA"), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the "CEQA Guidelines") 
and City Environmental Regulations (CMC 17.60) require the review of certain projects for environmental impacts 
and preparation of environmental documents; and 

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

categorically exempt under Section 15303 (Class 3) – New construction or conversion of small structures and no 
exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; and  
 

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

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

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

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

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

✔   

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

✔   

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

✔   

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

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

✔   

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

✔   

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

  

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

✔   

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

✔   

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

✔   

 
 

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

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

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

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

 
BE IT FURTHER RESOLVED that the Planning Commission of the City of Carmel-by-the-Sea does hereby approve a 
Use Permit to expand seating for the existing Stationaery Restaurant to allow a total of 20 outdoor seats located 
in the existing courtyard, as well as additional seating in an indoor pavilion located within the interior of the 
courtyard, located at Carmel Square on the east side of San Carlos Street between 5th and 6th Avenues in the 
Central Commercial (CC) District (APN: 010-132-010-000) subject to the following Conditions of Approval: 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions 

1.  Authorization. This approval Use Permit (UP 23-384) authorizes: the use of a full-line line restaurant 

located within San Carlos Square, as shown in Attachment A to this resolution. The business shall 

operate consistent with the seating plan and business description reviewed by the Planning Commission 

on April 10, 2024 unless modified by the Conditions of Approval herein.   

2.  Use Permits. This Use Permit (UP 23-384) supersedes and replaces the existing Use Permit associated 

with the full-line restaurant (B.A. 82-29 (Resolution 82-34)). The separate Use Permit associated with 

take-out service for unit 3 (Use Permit UP 21-058 (Resolution 2021-011-PC)) remains in full force and 

effect.  

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

Central Commercial (CC) district. All adopted building and fire codes shall be adhered to in preparing 

the working drawings. If any codes or ordinances require design elements to be changed, or if any other 

changes are requested at the time such plans are submitted, such changes may require additional 

environmental review and subsequent approval by the Planning Commission. 

 

Violations of the terms of this Use Permit or other ordinances of the City may constitute grounds for 

revocation of this Use Permit and the associated business license by the Planning Commission. 

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

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

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

consistent Condition of Approval #29.   

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

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

appropriate fees paid prior to expiration of the permit.  

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

without adequate supply. Should the Monterey Peninsula Water Management District determine that 

adequate water is not available for this site, this permit will be scheduled for reconsideration and 

appropriate findings prepared for review and adoption by the Planning Commission. 

 

Prior business license issuance, the applicant shall apply for and obtain a water permit from the 

Monterey Peninsula Water Management District (MPWMD) for the expanded/amended use(s).  

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

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

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

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

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

SPECIAL CONDITIONS 

10.  Hours of Operation. The full line restaurant is permitted to operate between the hours of 8:00 AM and 

10:00 PM seven (7) days a week. The hours for outdoor seating shall be 8:00 AM to 9:00 PM.  No new 

customers shall be seated after the specified closing hours.    

11.  Seating.  The full line restaurant is permitted a total of forty (49) interior seats split between tenant 

spaces the main dining room (Unit 11) and the Pavilion space.  No more than 10 seats shall be 

permitted within the pavilion space. 

 

A maximum of twenty-four (24) exterior seats are permitted.  All tables and shall be located adjacent to 

a building wall, or permeant structural element (planter, bench, etc., as depicted in Attachment A) with 

a minimum 3-foot clear path of travel maintained throughout the courtyard. 

 

*The total number of seats (indoor and outdoor) shall be considered a maximum allowed by this use 

permit and associated water permit, however, the total number of seats may be required to be reduced 

by the by Building Official or Fire Marshall based on current or future building or fire codes (refer to 

Condition of Approval #12). Further, all outdoor seating shall be contained within the outdoor seating 

area as depicted in Attachment A, which may further reduce the total allowable outdoor seating 

capacity.  

12.  Outdoor Seating Location. The outdoor seating shall be located in the northeast corner of the 

courtyard, as depicted in Attachment A to this resolution. The seating shall be located to maintain a 

clear path of travel through the courtyard without impeding or interfering pedestrian access.  

13.  Exterior Lighting.  No exterior lighting is approved under this application.  All existing lighting that is not 

permanently affixed to the building shall be removed from the site immediately. The business owner 

(and subsequent business owner’s operating under this use permit) may work with Community Planning 

and Building Department Staff to identify appropriate lighting to be placed on individual tables, or may 

apply for a separate Design Review Application for the installation of permanent lighting.  

14.  Patio Heating. Patio/Outdoor seating heating may be provided by use of permanent heaters, as 

approved by the Community Planning and Building Department.  The number and location of heaters 

shall be approved at the discretion of the Community Planning and Building Director with heater only 

located on the portions of the building where the use permit for the full-line restaurant is located. 

Within 60-days of this approval, the applicant shall submit a building permit application for the fixed 

installation of heaters and all temporary/portable gas heaters shall be removed from the site.  No 

heater shall be installed without appropriate approval from the Community Planning and Building 

Department.   

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

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

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

the hours that alcoholic beverages are being served. 
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18.  Menus. Customers shall be provided with individual menus while seated at a table or counter. 

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

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

permitted by the Monterey Peninsula Water Management District based on water use, whichever is 

less. In addition to the maximum occupant load, the seating capacity shall be posted on the premises. 

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

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

food store goods such as vinegar, oils, and salad dressings shall be prepackaged and sealed. 

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

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

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

other public ways. If the method of cooking used will generate hot ashes, a storage facility and disposal 

method shall first be approved by the Fire Department. 

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

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

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

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

and patrons of the business. 

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

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

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

any CFC-processed food packaging or polystyrene food packaging. Restaurants shall retain each 

supplier’s written statement for 12 months from the date of receipt of any food packaging from that 

supplier. 

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

food packaging shall exclusively use biodegradable/ compostable or recyclable products. Each 

restaurant shall maintain written records as detailed in CMC 8.68(A)(2) and (3) evidencing its 

compliance with this section. 

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

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

customer. 

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

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

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

allowed if incidental to the primary use. 

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

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

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

Department. 

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

existing business license approval for compliance with the this use permit (UP 23-384). All required 

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

 
 
 
 

              ______________________________        ___________________________    __________ 
Property Owner Signature                          Printed Name                                       Date 
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Once signed, please return it to the Community Planning & Building Department. 
 
 PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA this 13th 
day of April 10, 2024, by the following vote:  
  
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
APPROVED:    ATTEST: 
 
        
 
_________________________  _________________________  
Michael LePage    Leah Young 
Chair     Planning Commission Secretary 
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ATTACHMENT A 
Resolution 2024-XX-PC 

April 10, 2024 
 

 
 
Figure A. Defined outdoor seating area shown in red. Required 3’-wide clear path of travel shown in blue –path 
of travel shown for illustrative purpose and may be moved laterally so long as clear pathway is provided through 

seating area. A maximum of twenty four (24) exterior seats are permitted in accordance with the use permit 
approval, however, the actual total number of seats may be required to be reduced to comply with area 

limitations described above (also see Conditions of Approval #11 & #12).   
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January 15, 2024 
 
City of Carmel-by-the-Sea 
Community Planning and Building Department 
Post Office Drawer G 
Carmel-by-the-Sea, California  93921 
 
RE: Use Permit Amendment for Stationæry Restaurant  
 
To city Planning Department staff: 

Stationæry is a full-line restaurant open since 2018, previously approved under Use Permit B.A. 82-29 
(Jack London and Company) and DR 97-01 (Club Jalapeno). Business 18-114 for this restaurant 
permitted a maximum of 49 seats, while the current interior seating is 34 seats including 3 seats at a 
bar, plus 4 outdoor seats. 
 
Stationæry provides seasonal, farm-to-table modern California cuisine, with a beverage menu 
consisting of specialty coffees and teas complimented by a limited, curated selection of wine and 
beer. Use Permit 21-058 amended the original restaurant permit to include an adjacent space for a 
take-away counter and a small wares section focused on fine products and gift items. Stationæry has 
become widely known as a "local's spot", also celebrated by visitors to town. The breakfast, brunch, 
and lunch menus has expanded to include dinner service. 
 
In response to changing business conditions over the past five years, specifically the growing 
popularity of the restaurant and the covid-19 pandemic, outdoor seating was gradually added to the 
interior courtyard as shown on the attached site plan. The current and requested number of outdoor 
seats for this application is 24, which meet all of the city's regulations for outdoor seating (CMC 
17.14.220 D) and MPWMD water district guidelines. All seats are fully contained on private property 
and do not interfere with pedestrian traffic through the intra-block walkway. 
 
As part of this outdoor seating amendment, the restaurant also wishes to expand their indoor 
seating to include the small pavilion located at the center of the courtyard, previously used as retail 
space associated with an existing business located on the same property. The plan includes 14 seats 
to utilize the entire 49 seats allocated for this restaurant use. 
 
In addition, the plan shows the locations of three (3) new gas Bromic outdoor heaters, installed and 
mounted to the walls of the existing buildings. Portable outdoor heaters currently in use for outdoor 
setating in the courtyard will be removed. A new black fabric awning for protection from the rain 
over the front door is proposed as well. As part of this application, the applicant also wishes to 
amend their hours of operation from 8 am to 10 pm. 
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The attached site plan and specifications provide further information for the city's review and 
processing of this amendment. If there are any questions, please reach out to me, or to the 
restaurant owner Anthony Carnazzo, to provide any additional information needed. Thank you for 
your timely review and assistance. 
 
Sincerely, 
 
Adam Jeselnick AIA 
aejarch@gmail.com 
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ATTACHMENT A 
Resolution 2024-XX-PC 

April 10, 2024 
 

 
 
Figure A. Defined outdoor seating area shown in red. Required 3’-wide clear path of travel shown in blue –path 
of travel shown for illustrative purpose and may be moved laterally so long as clear pathway is provided through 

seating area. A maximum of twenty four (24) exterior seats are permitted in accordance with the use permit 
approval, however, the actual total number of seats may be required to be reduced to comply with area 

limitations described above (also see Conditions of Approval #11 & #12).   
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Evan Kort <ekort@ci.carmel.ca.us>

San Carlos Sq./Biason Alley
Philip Rodrigue Tue, Jan 30, 2024 at 1:38 PM
To: ekort@ci.carmel.ca.us

Evan,

I talked with Sullivan today at the building dept. desk in an attempt to finally get a handle on the use of public space in
San Carlos Square. He suggested that I address a few notes to you in writing as
I understand that Stationaery restaurant has filed an application for outdoor seating.

I have been running a retail business in San Carlos Sq./Biason Alley with my wife since 2015.
When we first moved in Club Jalapeño (the former restaurant) operated with three outdoor tables.
During the pandemic, we and the other neighbors gave every accommodation to Stationaery to use the common outdoor
areas for their seating, so as not to see them go out of business.
However this soon became a case of give an inch and some people will take a mile.
To this date they continue to aggressively encroach on just about all the common space afforded to the various tenants.
All requests to remediate the situation have always been met with a smile and concession followed by an immediate
recourse to their old habits.
Specifically, egresses to the square are consistently blocked as they seek to maximize their table space whenever they
get busy. One side of the entrance on the San Carlos St. side is fully blocked by the addition of gas burners and
umbrellas. Customers too often have dogs and/or strollers/high chairs, etc. requiring more space.
Umbrellas, gas burners and signage stanchions constantly litter the public areas.
Additionally the passage way to the side of the restaurant, a natural bottleneck, is also frequently blocked by the addition
of said items. Having dogs positioned in this narrow passageway has also on several occasions nearly led to dog fights
due to the restrictive space allotted for people to walk through. Again customers often choose to move their seats into the
passageway so as to sit next to each other and frequently put strollers and dog blankets down there.
We would respectfully request that this seating plan be closely scrutinized as the practical applications to date have
shown no consideration for the apportioning of common space and more specifically other businesses having a clear and
unobstructed passageway to their premises. Egress and clear passageway from San Carlos St. to Mission through this
popular alleyway is frequently and unnecessarily blocked. As an additional note, from a public safety perspective, I
suspect that a required egress of 36” is not being maintained during operational hours.
I would be happy to provide any additional supporting information as to this case and would also refer you to some of our
neighbors, who are similarly unhappy as to their treatment but might not consider it worth their time to put pen to paper.

Thank you for your attention and consideration,

Philip Rodrigue
Bee,Bark & Moss
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Evan Kort, Associate Planner 

APPROVED BY: Brandon Swanson, Assistant City Administrator and Acting Director of Community Planning and Building 

SUBJECT:

UP 23-389 (Carmel Bistro Giovanni): Consideration of a Use Permit Amendment to expand seating for
the existing Carmel Bistro Giovanni Restaurant to allow a total of 30 outdoor seats, located in the existing
courtyard, located on the east side of San Carlos Street between 5th and 6th Avenues in the Service
Commercial (SC) District. APN: 010-132-010-000.
 

Application: UP 23-389 (Carmel Bistro Giovanni) APN: 010-132-010 
Block:57 Lot:8 & 10 
Location: San Carlos Street 2 southeast of 5th Avenue

Applicant:Jodi Schaffer, Property Manager Property Owner: SIPPEL RICHARD M TR & RICKETTS
MICHAEL G TR

Executive Summary:
The applicant is requesting approval of a Use Permit to expand and modify the existing outdoor restaurant seating area
adjacent to the front of the business.  Additional seats were allowed to be placed outdoors during the Covid pandemic, under
the City’s Proclamation of a Local Emergency, however, direction has since been provided by the City Council to return to the
operational standards of the use permit, or apply for and receive the appropriate approval to maintain any additional seating.   

Recommendation:
Adopt a Resolution (Attachment 1) approving a Use Permit (UP 23-385) to expand seating for the existing Carmel Bistro
Giovanni Restaurant to allow a total of 30 outdoor seats, located in the existing courtyard, located on the east side of San
Carlos Street between 5th and 6th Avenues in the Service Commercial (SC) District. APN: 010-132-010-000.

Background and Project Description:
The existing use permit for the subject use was granted on June 12, 2002 to operate a full-line restaurant. The restaurant
operates under Use Permit UP 02-13 and allowed for the establishment of a full-line restaruant, Carmel Bistro.  The name was
later changed to Bistro Giovanni (date unknown) however, the business operation remains the same. 
 
The existing Use Permit (UP 02-13) authorizes sixty (60) interior seats, including seven (7) located at a bar. The use permit
states that sixteen (16) seats are permitted to be located on the south patio though the location or configuration is not
specifically identified in the approval documents. 
 
Additional exterior seating has been provided on-site (thirty (30) seats currently existing outdoors) as allowed following the
proclamation of a local emergency issued by the City Administer in response to the COVID-19 pandemic.  The City
Administrator has rescinded that proclamation and recent City Council direction has been to move toward compliance with
each businesses’ associated Use Permit with a final deadline of December 31, 2023.  Currently the subject business, Bistro



Giovanni, is out of compliance with the associated Use Permit as the outdoor seating, as well as the indoor seating, does not
comply with the terms of the existing use permit and the applicant is seeking approval to maintain the seating and configuration
allowed under the proclamation of a local emergency.
 

Table 1. Seating Summary
 Indoor Outdoor Total  

Existing Use Permit – Max
Allowable

60 16 76  

Existing Condition – On-site
today

60 32 92  

Proposed Use Permit 60 30 90  
Staff Recommended – As

Conditioned
60 30* 90  

*Staff note: 20 seats are shown on the proposed site plan within the recommended seating area (refer to figure 1).  There may
be an opportunity to provide additional seating within the recommended seating area identified by staff or as amended.  Up to
30 outdoor seats may be permitted in accordance with MPWMD Rule 24. Staff recommends approval of up to the requested
30 seats, however, the actual number of seats within the recommended area may not be achievable.

Staff Analysis:
Outdoor Seating:
Municipal Code Section CMC 17.14.220.D, Special Design Topics, provides design regulations for exterior seating
associated with a restaurant and prescribes the following standards to be used in reviewing proposals for exterior restaurant
seating:
 

1.       The proposal shall not result in a net increase in seating capacity.
 

a.       The intent of this Municipal Code requirement is to ensure that staff-approved applications for exterior
seating do not exceed the restaurant’s total seat count on the approved Use Permit. However, when a restaurant
is applying for a new Use Permit, the applicant can propose a new seat count provided there are sufficient water
credits to support the proposal and it meets Building and Fire Code requirements regarding occupancy and
pathways of travel (CMC 17.14.040.I.3.f).
 
According to MPWMD regulations, a restaurant can have 50 percent of the number of its permitted interior
seating outdoors without those seats counting against the total seat count for the MPWMD water permit -
provided those exterior seats are first approved by the local jurisdiction.
 
The applicant is currently proposing 30 exterior seats, and would be within the adequate allocation by MPWMD.

 
2.       The seating area shall not occupy more than 10 percent of the site area nor more than 30 percent of
any courtyard.
 

a.       The subject site is 8,000 square feet.  The seating area is located within a courtyard, as identified
throughout the property file. Using archived plans in the property file, staff dimensioned the courtyard as 800
square feet. This would require the outdoor seating area to be limited to 240 square feet (the lesser of the two
calculations noted above).
 
Staff estimates, as proposed, the extent of the seating area to be 355 square feet (greater than 30% of the
courtyard area; refer to figure 1, below).
 



Figure 1. Proposed outdoor seating area –approximately 355 square feet.
 

Limiting the seating area to the southern restaurant wall (northern half of courtyard; refer to figure 2 below) would
establish a seating area within the prescribed square footage limits. As such staff recommends the seating area be
limited to the northern half of the courtyard located between the entry gates and the storage shed located in the
courtyard, as illustrated in figure 2, below. Staff recommends allowing up to 30 seats within this area provided all
tables and chairs are located within the defined space (figure 2) and all building and fire codes are adhered to.
 

3. The area in which the seating is proposed shall be fully contained on private property and shall not interfere with
automobile or pedestrian traffic on any public right-of-way or through any intra-block walkway.

 
All seating is proposed to be located on private property.  The existing courtyard serves as a walkway to a shop at
the rear of the courtyard.  The existing condition does provide access through a center aisle, however, as
recommended in the discussion above, it is recommended the table and chairs on the southern end of the
courtyard space to removed to ensure compliance with standard #2 which would further enhance access through
the courtyard.
 



Figure 3. View from sidewalk looking toward interior of courtyard.
 

4. The seating area shall be demarcated by landscaping or other site features to clearly define its outer boundaries.
The boundaries shall be established to preserve a sense of openness and ease of access for pedestrian traffic.

 
The seating area is demarcated by the whole boundary of the courtyard area.  As discussed in the section for
standard #2, the full area of the courtyard would not comply with the limits in standard #2.  As conditioned, the
project would meet the requirements of standard #4 as the seating area would be demarcated by the southern
building wall, the entry gates, and the storage shed located in the courtyard.
 

5. Outdoor seating areas which allow visual contact and incidental communication between patrons and
passersby are encouraged.
 

Inclusion of outdoor seating within the existing courtyard area and adjacent to the sidewalk will meet this
requirement. Incidental interaction is provided along the sidewalk as well as through the courtyard. As
conditioned, the project meets this standard.
 

6. Physical structures that enhance comfort such as windscreens, heaters, and exterior lighting shall be

shielded from view from the public right-of-way and from intra-block walkways or shall be designed to be
architecturally compatible with the village character and the adjacent buildings.
 

The applicant is proposing to remove all existing string lighting and install new permanent lighting to the building,
though light specifications were not included in the proposed plans. Staff is supportive of the proposed
installation and recommends conditional approval of the subject lights with direction to the applicant to continue
to work with staff to select appropriate locations and fixtures (see Condition of Approval #27). 
 
Additionally, the applicant is proposing to maintain the existing moveable heaters.    Staff recommends omission
of the portable gas heaters in favor of fixed heaters due to continued safety concerns surrounding the use of
movable heaters in close proximity to buildings. As such,  Condition of Approval #28 has been included stating
within 60-days from the date of this approval, the applicant shall submit a complete application for the installation
of any additional permanent heaters. Should an application for permanent heaters not be submitted within 60-
days, all existing heaters shall be removed from the site.
 

7. Hours of service to outside seating areas shall be regulated through appropriate conditions of approval
to prevent impacts on uses in the vicinity.
  

No requests for amendments to the hours of operation have been received.  The existing use permit allows for
hours of operation between 7:00 AM and 10:30 PM with the last seating being at 9:30 PM, 7-days a week.  Staff
recommends maintenance of the existing hours.

 
Outdoor Seating Summary: In summary, staff recommends the Commission partially grant approval of the expansion of the
outdoor seating area.  The applicant has requested a total of thirty (30) outdoor seats. Staff recommends approval of the
requested total of seats (30) provided that the seating area is limited to the area as illustrated in figure 2, above. It should be
noted that the actual number of seats within this area may not be able to accommodate 30 seats, and the actual number of
seats may be required to be reduced to comply with the area limitations. Similarly, as with the indoor seating, the seating
permitted by the use permit is the maximum allowed, however, the total number of seats may be required to be reduced by the
Fire Marshall or Building Official based on building or fire codes. 
 
Use Permit Amendment.
As noted above, staff has consolidated the approvals from the existing use permit (UP 02-6) and this application for future



As noted above, staff has consolidated the approvals from the existing use permit (UP 02-6) and this application for future
ease of review. The operational standards of the business (hours, seats, etc) have been maintained throughout, except as
amended/described by the approval.
 
Public Correspondence.
At the time of writing this report, staff has not received any correspondence regarding this application.

Other Project Components:
Staff recommends the project be found categorically exempt from the California Environmental Quality Act (CEQA), State
CEQA guidelines and local environmental regulations, pursuant to Section 15303 (Class 3) – New Construction or
Conversion of Small Structures. The project consists of the expansion of outdoor seating associated with an existing
restaurant within the existing courtyard of the property. The project does not present any unusual circumstances that would
result in a potentially significant environmental impact, and no exceptions to the exemption exists pursuant to Section 15300.2
of the CEQA Guidelines.

ATTACHMENTS:
Description
Attachment 1 - Resolution
Attachment 2 - Proposed Floor Plan



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA APPROVING A USE 
PERMIT (UP 23-385) TO EXPAND SEATING FOR THE EXISTING CARMEL BISTRO GIOVANNI RESTAURANT TO 

ALLOW A TOTAL OF 30 OUTDOOR SEATS, LOCATED IN THE EXISTING COURTYARD, LOCATED ON THE EAST SIDE 
OF SAN CARLOS STREET BETWEEN 5TH AND 6TH AVENUES IN THE SERVICE COMMERCIAL (SC) DISTRICT. APN: 

010-132-010-000. 
 

WHEREAS, On December 28, 2023 Jodi Schaffer (“Applicant”), on behalf of the property owner, SIPPEL 
RICHARD M TR & RICKETTS MICHAEL G TR, submitted an application requesting approval of a Use Permit (UP 23-
389) described herein (“Application”); and 

 
WHEREAS, the applicant is requesting a Use Permit to expand and modify and legalize the existing outdoor 

seating area within southern courtyard adjacent to the restaurant; and  
 
WHEREAS, the existing use permit for the subject use (UP 02-6) was granted by the Planning Commission 

on June 12, 2022 to establish a full-line restaurant; and 
 

WHEREAS, Full-Line Restaurants are permitted in the Service Commercial (SC) zoning district upon 
issuance of a Conditional Use Permit by the Planning Commission (CMC 17.14.030); and 

 
WHEREAS, outdoor seating may be permitted in association with a Full Line Restaurant as outlined in CMC 

17.14.040.I.3.g;  
 
WHEREAS, consideration of the Use Permit shall require approval by the Planning Commission in 

accordance with CMC 17.52.080;  
 

WHEREAS, on March 29, 2024, notice of the public hearing was published in compliance with State law 
(California Government Code 65091), as well as hand-delivery of the public notice by the Applicant to each 
property owner within a 100-foot radius of the project site indicating the date and time of the public hearing; and 
 

WHEREAS, on April 10, 2024, the Planning Commission held a public hearing to receive public testimony 
regarding the Application, including without limitation, information provided to the Planning Commission by City 
staff and public testimony on the Application; and 
 

WHEREAS, this Resolution and its findings are made based upon evidence presented to the Commission 
at its April 10, 2024 hearing including, without limitation, the staff report submitted by the Community Planning 
and Building Department; and 

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

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

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

"CEQA"), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the "CEQA Guidelines") 
and City Environmental Regulations (CMC 17.60) require the review of certain projects for environmental impacts 
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and preparation of environmental documents; and 
 
WHEREAS, the Planning Commission finds that pursuant to CEQA regulations, the Application is 

categorically exempt under Section 15303 (Class 3) – New construction or conversion of small structures and no 
exceptions to the exemption exist pursuant to section 15300.2 of the CEQA Guidelines; and  
 

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

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

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

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

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

✔   

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

✔   

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

✔   

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

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

✔   

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

✔   

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

  

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

✔   

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

✔   

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

✔   

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

approve approving a Use Permit (UP 23-389) Permit to expand seating for the existing Bistro Giovanni Restaurant. 
The expansion authorizes a total of sixty (60) seats indoors and up to thirty (30) outdoor dining seats located 
adjacent to the front of the existing restaurant located at Ocean Avenue 3 southwest of Lincoln Street in the 
Central Commercial (CC) District, APN 010-201-015-000, subject to the following Conditions of Approval: 
 

CONDITIONS OF APPROVAL 

No. Standard Conditions 

1.  Authorization. This approval Use Permit (UP 23-385) authorizes: the use of a full-line line restaurant 
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located on San Carlos 2 southeast of 5th Avenue. The use is permitted 60 indoor seats with a maximum 

of 30 exterior seats located in the portion of the south patio, as depicted in Attachment A.  The use shall 

be consistent with the requirements of a full-line restaurant, as defined in Carmel Municipal code 

section 17.14.040.I.3, and as stated the Conditions of Approval herein.   

2.  Use Permit. This Use Permit (UP 23-389) supersedes and replaced the existing Use Permits (UP 02-06) 

associated with the existing use.  

3.  Codes and Ordinances. The use shall be carried out in conformance with all requirements of the Service 

Commercial (SC) district. All adopted building and fire codes shall be adhered to. If any codes or 

ordinances require changes the use or operation of the business, the preparation of additional 

construction drawings, 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 Community 

Planning and Building Department or Planning Commission. 

 

Violations of the terms of this Use Permit or other ordinances of the City may constitute 

grounds for revocation of this Use Permit and the associated business license by the Planning 

Commission. 

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

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

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

consistent Condition of Approval #26.   

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

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

appropriate fees paid prior to expiration of the permit.  

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

without adequate supply. Should the Monterey Peninsula Water Management District determine that 

adequate water is not available for this site, this permit will be scheduled for reconsideration and 

appropriate findings prepared for review and adoption by the Planning Commission. 

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

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

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

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

annul any project approval. The City shall promptly notify the applicant of any legal proceeding, and 

shall cooperate fully in the defense. The City may, at its sole discretion, participate in any such legal 

action, but participation shall not relieve the applicant of any obligation under this condition. Should 

any party bring any legal action in connection with this project, the Superior Court of the County of 

Monterey, California, shall be the situs and have jurisdiction for the resolution of all such actions by the 

parties hereto. 

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

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

SPECIAL CONDITIONS: Full-Line Restaurant 

10.  Hours of Operation. The restaurant's public hours shall be limited to 7:00 a.m. to 10:30 p.m. seven (7) 

days per week. The last seating shall be 9:30 p.m. and all operations/cleanup shall cease by midnight. 

Excessive noise from the restaurant that disturbs nearby residences will be cause for convening a 

hearing to consider modifications to the use to mitigate this impact. 

11.  Seating.  The full line restaurant is permitted a total of sixty (60) interior seats including seven (7) 
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interior seats located at a bar.  

 

A maximum of thirty (30) exterior seats are permitted.  All tables and chairs shall be located in the 

southern courtyard and located adjacent to southern building wall (as depicted in Attachment A). 

 

*The total number of seats (indoor and outdoor) shall be considered a maximum allowed by this use 

permit and associated water permit, however, the total number of seats may be required to be reduced 

by the by Building Official or Fire Marshall based on current or future building or fire codes (refer to 

Condition of Approval #12). Further, all outdoor seating shall be contained within the outdoor seating 

area as depicted in Attachment A, which may further reduce the total allowable outdoor seating 

capacity. 

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

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

permitted by the Monterey Peninsula Water Management District based on water use, whichever is 

less. In addition to the maximum occupant load, the seating capacity shall be posted on the premises. 

13.  Outdoor Seating Location. The outdoor seating shall be located in the southern courtyard immediately 

adjacent to the southern building wall of the subject restaurant and located between the courtyard 

entry and the existing storage shed, as depicted in Attachment A to this resolution. The tables, seating, 

and all associated features shall be located to maintain a clear path of travel through the courtyard 

without impeding or interfering pedestrian access.  

14.  Alcohol Sales. Any sale of alcoholic beverages shall be subordinate to this primary use. No more than 

seven (7) of the indoor seats may be located at a bar or in a separate bar room. Substantially all foods 

from the standard menu shall be available for purchase during the hours that alcoholic beverages are 

being served. 

 

*Seven (7) bar seats was the total number of bar seats allowed under the prior use permit approval (UP 

02-6).  

15.  Prohibitions. Drive-in, formula, and fast food establishments, as defined in the Carmel Municipal Code, 

are prohibited. 

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

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

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

food store goods such as vinegar, oils, and salad dressings shall be prepackaged and sealed. 

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

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

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

other public ways. If the method of cooking used will generate hot ashes, a storage facility and disposal 

method shall first be approved by the Fire Department. 

19.  Restrooms. At least one restroom shall be available for use by all persons within, or conveniently 

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

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

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

and patrons of the business. 

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

to its customers in CFC-processed food packaging or polystyrene food packaging, nor shall any 
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restaurant purchase, obtain, keep, sell, distribute, provide to customers, or otherwise use in its business 

any CFC-processed food packaging or polystyrene food packaging. Restaurants shall retain each 

supplier’s written statement for 12 months from the date of receipt of any food packaging from that 

supplier. 

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

food packaging shall exclusively use biodegradable/ compostable or recyclable products. Each 

restaurant shall maintain written records as detailed in CMC 8.68(A)(2) and (3) evidencing its 

compliance with this section. 

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

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

customer. 

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

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

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

allowed if incidental to the primary use. 

25.  Licensing and Inspections. The applicant/business owner shall be responsible for obtaining any required 

license amendments, including but not limited to, amendments to the business’s ABC License, and 

approvals from the Monterey County Health Department. 

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

existing business license approval for compliance with the this use permit (UP 23-385). All required 

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

 Special Conditions: Building/Site Modifications   

27.  Exterior Lighting. Exterior lighting may be provided as approved by the Community Planning and 

Building Department.  The number and location of light fixtures shall be approved at the discretion of 

the Community Planning and Building Director upon submittal of a building permit application. Within 

60-days of this approval, the applicant shall submit a building permit application for the fixed 

installation of new light fixtures and all temporary/unapproved light fixtures (i.e. string lights) shall be 

removed from the site.  No light fixture shall be installed without appropriate approval from the 

Community Planning and Building Department.   

28.  Outdoor Heaters. Patio/Outdoor seating heating may be provided by use of permanent heaters, as 
approved by the Community Planning and Building Department.  The number and location of heaters 
shall be approved at the discretion of the Community Planning and Building Director. Within 60-days of 
this approval, the applicant shall submit a building permit application for the fixed installation of heaters 
and all temporary/portable gas heaters shall be removed from the site.  No heater shall be installed 
without appropriate approval from the Community Planning and Building Department.   

 
 
 
 

              ______________________________        ___________________________    __________ 
Property Owner Signature                          Printed Name                                       Date 
 
 
______________________________        ___________________________    __________ 
Applicant Signature                                       Printed Name                                       Date 
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Once signed, please return it to the Community Planning & Building Department. 
 
 PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-THE-SEA this 10th 
day of April 2024, by the following vote:  
  
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
APPROVED:    ATTEST: 
 
        
 
_________________________  _________________________  
Michael LePage    Leah Young 
Chair     Planning Commission Secretary 
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ATTACHMENT A 
Resolution 2024-XX-PC 

April 10, 2024 
 

 
Figure A. Seating limited to the northern half of the courtyard located between the entry gates and the 
storage shed located in the courtyard. A maximum of thirty (30) exterior seats are permitted in accordance 

with the use permit approval, however, the actual total number of seats may be required to be reduced to 
comply with area limitations described above (also see Conditions of Approval #11 & #12).   

 
 

Attachment 1



Attachment 2



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
PUBLIC HEARINGS

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Alec Barton, AICP, Contract Planner 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community
Planning and Building 

SUBJECT:

DS 23-216 (Workman): Consideration of a Concept Design Study application, DS 23-
216 (Workman), for the remodel of an existing 944-square-foot, one-story single-family
residence, the addition of 96 square feet of space to the first floor, and the construction of
a new 390-square-foot second-story addition. The residence is located at Casanova Street
4 northeast of 8th Avenue in the Single-Family Residential (R-1) District. APN: 010-195-
011-000.
 

Application: DS 23-216 (Workman) APN: 010-195-011 
Block:B Lot:12 
Location: Casanova Street 4 northeast of 8th Avenue

Applicant:Eric Miller Architects, Inc., Representative Property Owner: WORKMAN J SCOTT &
TAMARA N TRS

Executive Summary:
The applicant is requesting approval of a Concept Design Study for the remodel of an existing one-story
single-family residence, including an addition to the first floor and construction of a new second-story
addition.

Recommendation:
Adopt a Resolution (Attachment 1) accepting a Concept Design Study for the remodel of an existing 944-
square foot one-story single-family residence, the addition of 96 square feet of floor space to the first floor,
and the construction of a new 390-square foot second-story addition. The residence is located at Casanova
Street 4 northeast of 8th Avenue in the Single-Family Residential (R-1) Zoning District, APN 010-195-011.

Background and Project Description:
The project site is a 4,000-square foot lot developed with a 944-square foot one-story single-family



residence and a 334-square foot detached garage.
 
The applicant is proposing to remodel the existing 944-square foot one-story single-family residence, add
96 square feet of floor space to the first floor, and construct a new 390-square foot second-story addition
consisting of a master bedroom and bathroom. An existing 334-square foot detached garage would remain
in place. The total square footage of the house and garage would be 1,764 square feet, which is below the
allowed base floor area for the site (1,800 square feet). The building is proposed to be finished with wood
siding and stone veneer on the ground floor and board and batten siding on the second floor, with a wood
shake roof, solid aluminum gutters and downspouts, and wood windows.
 
The primary purpose of this conceptual review meeting is to review and consider the site planning, privacy
and views, and mass and scale related to the project. However, the Commission may provide input on other
aspects of the design. Staff will use direction from this concept review to work with the applicant on a final
design that will ultimately be brought back to the Planning Commission for consideration and decision, which
will include the consideration of a Coastal Development Permit.

Staff Analysis:
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage preserving significant trees
and minimizing impacts on established trees, protecting the root systems of all trees to be preserved, and
maintaining a forested image on site.
 
The property includes five significant and two moderately significant trees, all coast live oak. Each of these
trees will be preserved and protected during project construction. One 13-inch palm will be removed.
However, CMC Section 17.70.020 defines tree as “a woody perennial plant, usually with one main stem
or trunk and many-branched. It may appear to have several stems or trunks, as in certain varieties of
oak. It is usually over 10 feet high at maturity.” Because palms do not have secondary growth, they do not
contain wood and are not considered by the CMC and the City Forester to be trees.
 
Thus, the proposed project is consistent with Finding #7 for Concept Design Study Approval, which states
that “The development does not require removal of any significant trees unless necessary to provide a
viable economic use of the property or protect public health and safety. All buildings are set back a minimum
of six feet from significant trees.” No trees will be removed, and the proposed development is set back a
minimum of 6 feet from all significant and moderately significant trees on the project site.
 
Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourage designs that preserve
reasonable privacy for adjacent properties and maintain view opportunities to natural features. Concept
Design Study Finding #5 states, “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.”
 
At the time of writing this report, staff had not received any correspondence from neighbors regarding
privacy concerns. During the preliminary site assessment, however, staff observed a potential privacy
impact for the north neighbor’s residence from the proposed second-story bedroom addition. Two windows
in the proposed bedroom are sited near existing windows on the second story of the north neighbor’s
residence. Because of the proximity of the proposed second story to the existing north neighbor (6 feet 6
inches), the neighbor’s solar access could be impacted as well.
 
Staff suggested relocating the windows to limit privacy impacts. Additional treatments could include opaque



glass or privacy landscaping. The submitted plans have not addressed this issue.
 
Massing and Bulk: Residential Design Guidelines 7.1 through 7.7 encourage (1) a building’s mass to
relate to the context of other homes nearby, (2) minimizing the mass of a building as seen from the public
way or adjacent properties, (3) avoiding placement of a tall building wall near a property line when it will be
adjacent to similar walls on neighboring sites, and (4) designing a building to relate to a human scale in its
basic forms.
 
The existing residence is a one-story building with a plate height of 8’4” and ridge height of 12’6”. The plate
height for the first story would be increased to 11’4” and the ridge height to 14’3”, below the allowed
maximums of 12’ and 18’ for a one-story building. The proposed second-story addition would increase the
height of the building to 18’ (plate height) and 22’11” (ridge height), within the allowed maximums of 18’ and
24’ for a two-story building.
 
The building with proposed additions would remain human scale in form, and the mass is consistent with
other homes in the area. Because the residence is set back from the property line behind a detached
garage, the proposed additions would not be highly visible from the public right-of-way. Refer to Privacy and
Views (above) for a discussion about potential impacts of the proposed addition to the north neighbor.

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

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



CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

 
PLANNING COMMISSION RESOLUTION NO. 2024-XXX-PC 

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

CONCEPT DESIGN STUDY FOR THE REMODEL OF AN EXISTING 944-SQUARE FOOT ONE-STORY SINGLE-
FAMILY RESIDENCE, THE ADDITION OF 96 SQUARE FEET OF FLOOR SPACE TO THE FIRST FLOOR, AND 

THE CONSTRUCTION OF A NEW 390-SQUARE FOOT SECOND-STORY ADDITION. THE RESIDENCE IS 
LOCATED AT CASANOVA STREET 4 NORTHEAST OF 8TH AVENUE IN THE SINGLE-FAMILY RESIDENTIAL 

(R-1) ZONING DISTRICT; APN 010-195-011. 
 

WHEREAS, on July 11, 2023, Luyen Vu (“Applicant”) submitted an application on behalf of Scott 
and Tami Workman (“Owners”) requesting approval of Track 2 Design Study application DS 23-216 
(Workman) described herein as (“Application”); and 
 

WHEREAS, the Application has been submitted for a 4,000-square-foot lot located at Casanova 
Street 4 northeast of 8th Avenue in the Single-Family Residential (R-1) Zoning District; and  
 

WHEREAS, the Applicant is requesting approval of a Concept Design Study for the remodel of an 
existing 944-square foot one-story single-family residence, the addition of 96 square feet of floor space 
to the first floor, and the construction of a new 390-square foot second-story addition; and 
 

WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.58.040 (Residential 
Design Review), the construction of new dwellings, rebuilds, and substantial alterations requires approval 
of a Residential Track Two Design Study by the Planning Commission; and 
 

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

WHEREAS, a Coastal Development Permit is also required in accordance with CMC 17.52.090 
(Coastal Development Permit Required); and 
 

WHEREAS, on March 29, 2024, notice of an April 10, 2024 public hearing was published in 
compliance with State law (California Government Code 65091), and hand-delivered by the Applicant to 
each property within a 300-foot radius of the project site indicating the date and time of the public 
hearing; and 

 
WHEREAS, on April 10, 2024, the Planning Commission held a duly noticed public hearing to 

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

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

Commission at the hearing date including, without limitation, the staff report and attachments submitted 
by the Community Planning and Building Department; and 
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DS 23-216 (Workman) 
Resolution 2024-XXX-PC 
April 10, 2024 
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 WHEREAS, the Planning Commission did hear and consider all said reports, attachments, 
recommendations and testimony herein above set forth and used their independent judgement to 
evaluate the project; and 
 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 21000, 
et seq., "CEQA"), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the 
"CEQA Guidelines") and City Environmental Regulations (CMC 17.60) require the review of certain projects 
for environmental impacts and preparation of environmental documents; and 

 
WHEREAS, acceptance of a Concept Design Study is “not a project” pursuant to Section 15378 of 

the CEQA Guidelines. Acceptance of a Concept Design Study does not grant any permits or entitlements 
approving a project which would result in a direct or indirect physical change in the environment. CEQA 
analysis and determination of exemption status will be done as part of the Final Design Study hearing; and  
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated herein by 
reference.  
 
 NOW THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of Carmel-By-The-
Sea does hereby make the following findings and determinations regarding the Concept Design Study:  
 

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE  
For each of the required design study findings listed below, staff has indicated whether the concept 
plans, as proposed or conditioned, support adoption of the findings. For all findings checked "no" the 
staff report discusses the issues to facilitate decision-making by the Planning Commission. Findings 
checked "yes" may or may not be discussed in the 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 or variances consistent with the Zoning Ordinance. 

✔  

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

✔  

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

✔  

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

✔  

5. The project is consistent with the City’s objectives for public and private views and will 
retain a reasonable amount of solar access for neighboring sites. Through the 

 ✔ 
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April 10, 2024 
Page 3 of 4 

 
 

placement, location and size of windows, doors and balconies the design respects the 
rights to reasonable privacy on adjoining sites. 

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

✔  

7. The development does not require removal of any significant trees unless necessary to 
provide a viable economic use of the property or protect public health and safety. All 
buildings are set back a minimum of six feet from significant trees. 

✔  

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

hereby ACCEPT a Concept Design Study (DS 23-216, Workman) for the remodel of an existing 944-square 
foot one-story single-family residence, the addition of 96 square feet of floor space to the first floor, and 
the construction of a new 390-square foot second-story addition at Casanova Street 4 northeast of 8th 
Avenue in the Single-Family Residential (R-1) Zoning District, APN 010-195-011, subject to the following 
Conditions of Approval: 

 

CONCEPT CONDITIONS OF APPROVAL 

No. 
 

1.  Volume Study. The required Volumetric Study shall be successfully completed prior to scheduling 
for Final Details Review. The applicant shall provide one full-size printed set of plans following 
Concept Hearing to the Community Planning and Building Department as part of the required 
Volume Study. Any additional changes required by the Planning Commission at the Concept 
Hearing that would affect volume (changes in massing, height, site planning, grading, etc.) shall 
be incorporated into the plans submitted for the Volume Study. 

2.  Privacy Impacts. Staff recommends relocating the windows on the northern elevation to limit 
privacy impacts. Additional treatments could include opaque glass or privacy landscaping. 

 
  

PASSED, APPROVED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF CARMEL-BY-
THE-SEA this 10th day of April, 2024, by the following vote:  
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
 
 
APPROVED:     ATTEST: 
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_________________________  _________________________ 
Michael LePage    Leah Young  
Chair     Planning Commission Secretary 
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PROJECT DATA FOR A 4,000 SQUARE-FOOT SITE 

Site Considerations Allowed Existing Proposed 

Floor Area 1,800 SF (45%) 1,278 SF 1,764 SF 

Site Coverage 556 SF (w/ bonus) 1,202 SF 556 SF 

Trees (Upper/Lower) 3/1 0/7 0/7 

Ridge Height  18’/24’ 12’10” 14’4”/21’11½” 

Plate Height  12’/18’ 7’5½”  7’5½”/18’ 

Setbacks Minimum Required Existing Proposed 

Front 15’ 15’ 15’ 

Composite Side Yard 10’ (25%) 7’2½ ” 7’2½ ” 

Minimum Side Yard 3’ 3’ 3’ 

Rear* 15’/3’ 3’6” 15’/3’6” 
*The rear setback is three feet for those portions of structures less than 15 feet in height. 
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ARCHITECT:

OWNER:

CIVIL:

ADDRESS:

ZONING:

A.P.N.:

TYPE OF CONSTRUCTION:

OCCUPANCY GROUP:

PROJECT DATA

Casanova Street 4 NE of 8th

PROJECT
SITE

LOCATION
PROJECTFRONT

SIDE

SETBACK 

BUILDING HEIGHT

REAR

OWNERSHIP NOTES

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

GENERAL NOTES

MAIN FLOOR

4,000 S.F.LOT AREA

1,278 S.F.

EXISTING FLOOR AREA

MAIN HOUSE GARAGE & STORAGE

944 S.F. 334 S.F.

TOTAL

MAIN FLOOR 1,374 S.F.

PROPOSED FLOOR AREA

UPPER FLOOR

MAIN HOUSE GARAGE & STORAGE

1,040 S.F. 334 S.F.

TOTAL

390 S.F.390 S.F.

ALLOWED 556.0 S.F.

PROPOSED IMPERVIOUS COVERAGE

PROPOSED PERVIOUS COVERAGE

TOTAL EXISTING SITE COVERAGE

PROPOSED SITE COVERAGE

1,764 S.F.

ALLOWED 556.0 S.F.

EXISTING IMPERVIOUS COVERAGE

EXISTING PERVIOUS COVERAGE

TOTAL EXISTING SITE COVERAGE

EXISTING SITE COVERAGE

EXISTING PROPOSEDSETBACK REQUIREMENTS 

BUILDING HEIGHT REQUIREMENTS EXISTING PROPOSED

TREE REMOVAL
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CARMEL
BY THE SEA

CARMEL BAY

GENERAL NOTES:

DRAINAGE NOTES:

GEOTECHNICAL INSPECTION SCHEDULE

STORM WATER CONTROL NOTES:

4" RWL DOWNSPOUT4" PIPE FROM

DOWNSPOUT
BUILDING

FOUNDATIONS

ADAPTER

ROOF DOWNSPOUT CONNECTION
SQUARE GRATE WITH SPEE-D BASIN

ROUND SPEE-D BASINS

SECTION

CRUSHED STONE

INVERT ELEVATION

SEWER AND DRAIN PIPE

NDS #101 SPEE-D BASIN
OR APPROVED EQUAL

6" SEWER AND DRAIN
RISER PIPE (LENGTH AS
REQUIRED) OR APPROVED EQUAL

COMPACTED SOIL

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN

PROFESSIONALS FOR PLANNING PURPOSES ONLY.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED

BY THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.

KEY COMPONENT
www.ndspro.com/s5

SLOPE TO DRAIN

NDS SQUARE POLYOLEFIN GRATE
WITH U.V. INHIBITORS OR
APPROVED EQUAL

SLOPE TO DRAIN

NDS, INC.
851 NORTH HARVARD AVE.
LINDSAY, CA 93247
TOLL FREE: 1-800-726-1994
PHONE: (559) 562-9888
FAX: (559) 562-4488
www.ndspro.com

™

NDS, INC.
851 NORTH HARVARD AVE.
LINDSAY, CA 93247
TOLL FREE: 1-800-726-1994
PHONE: (559) 562-9888
FAX: (559) 562-4488
www.ndspro.com

NOTES:
1.   MUST BE INSTALLED 10' AWAY FROM STRUCTUREOR FOUNDATION.
2.   FWAS24 KIT DOES NOT COME WITH FWPB24 BTM.
3.   REFERENCE FLO-WELL CALCULATOR ON NDSPRO.COM
4.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
5.   DO NOT SCALE DRAWING.
6.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN

PROFESSIONALS FOR PLANNING PURPOSES ONLY.
7.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED

BY THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.

FLO-WELL INSTALLATION DETAIL - LOAD CLASS "A" & "B" - GRAVEL INSTALLATION DETAIL

FLO-WELL DRY WELL SYSTEM

FWAS24C 24" DIA. FLOW WELL COVER.
4" SCH 40 COUPLING

4" NDS GRATES OR APPLICABLE
IN LINE LOW PROFILE ADAPTERS.

4" SCH 40 PIPE CUT TO LENGTH PER
DEPTH OF FLO-WELL

4" PVC INLET W/ 1% MIN. SLOPE.

FWFF67 POROUS FILTER
FABRIC WRAP.

1" DIA. PERCOLATION HOLE
KNOCK OUTS SCORE AND

KNOCK OUT ALL HOLES
BEFORE WRAPPING THE

FLOW WELL WITH
LANDSCAPE FABRIC.

3/4" TO 1 1/2" CLEAN GRAVEL
BACKFILL RECOMMENDED.

FWSPS3 (3) FLOW WELL SIDE PANELS.
FWBP24 24" DIA. FLOW WELL BOTTOM.

4" DIA. DRAINAGE CONNECTION
HOLES. UTILIZE HOLES AS NEEDED
FOR INLETS AND OUTLETS.

FINISHED GRADE

8" MIN.

3'-2" MIN.

6" MIN.

1'-0" MIN.

LOT OVERVIEW

NLA
N

DS
ET

ENGINEERS ,INC.

S A L I NA S , CA .

VICINITY MAP

LEGEND:

NEW:

INDEX TO SHEETS
COVER SHEET

SHEET C3

SHEET C1

WORKMAN RESIDENCE
APN: 010-195-011

GRADING, DRAINAGE & EROSION CONTROL PLAN
OF

CARMEL BY-THE-SEA, MONTEREY COUNTY, CALIFORNIA

EXISTING CONDITIONS/TOPOGRAPHIC MAPSHEET C2
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FIBER ROLLS:  THE CONTRACTOR SHALL MAINTAIN A STOCKPILE OF FIBER ROLLS ONSITE, AS THEY CAN BE USED ALONG ERODIBLE SLOPES, ALONG STOCKPILE PERIMETERS, DOWNSLOPE OF EXPOSED SOIL AREAS, AND TO DELINEATE/PROTECT STAGING AREAS.  FIBER ROLLS MUST BE TRENCHED INTO THE SOIL AND STAKED (STAKES SPACED MAX. 4' ON CENTER), SEE DETAIL. INSTALL FIBER ROLLS ALONG LEVEL CONTOURS, AND TURN THE ENDS UPHILL. INSPECT WEEKLY AND REMOVE ACCUMULATED SEDIMENT REGULARLY. DRAIN INLET PROTECTION:  PLACE GEOTEXTILE FILTER FABRIC BENEATH INLET GRATE AND SURROUND ENTIRE INLET WITH GRAVEL BAGS (OVERLAP THE BAGS AND PACK THEM TIGHTLY TOGETHER - SEE DETAIL).  INSPECT ALL INLET PROTECTION WEEKLY.  REMOVE ACCUMULATED SEDIMENT REGULARLY. STABILIZED CONSTRUCTION ACCESS:  INSTALL STABILIZED CONSTRUCTION ACCESS PRIOR TO COMMENCEMENT OF EARTH MOVING OPERATIONS (SEE DETAIL). INSPECT ENTRANCE DAILY, AND ADD ADDITIONAL STONE AS TOP-DRESSING WHEN REQUIRED. USE FENCING OR BARRICADES TO PREVENT VEHICLE TRAFFIC FROM DRIVING AROUND THE STABILIZED ACCESS. CONCRETE WASHOUT:  WASHOUT MUST BE LOCATED A MINIMUM OF 50 FEET FROM STORM DRAINS, OPEN DITCHES, OR WATER BODIES. DISCONTINUE USE WHEN WASHOUT WASTES REACH 75% OF THE WASHOUT CAPACITY. ALLOW WASHOUT WASTES TO HARDEN, BE BROKEN UP, AND THEN DISPOSED OF PROPERLY.   SANITARY/SEPTIC WASTE MANAGEMENT: PORTABLE TOILETS WILL BE PROVIDED AND MAINTAINED ONSITE FOR THE DURATION OF THE PROJECT.  ALL PORTABLE TOILETS WILL BE EQUIPPED WITH A SECONDARY CONTAINMENT TRAY, AND SHALL BE LOCATED A MINIMUM OF 50' FROM ALL OPERATIONAL STORM DRAIN INLETS. WEEKLY MAINTENANCE SHALL BE PROVIDED AND WASTES LEGALLY DISPOSED OF OFF-SITE STOCKPILE MANAGEMENT:  SOIL STOCKPILES MUST BE COVERED OR STABILIZED (I.E. WITH SOIL BINDERS) IMMEDIATELY IF THEY ARE NOT SCHEDULED TO BE USED WITHIN 14 DAYS.  ACTIVE SOIL STOCKPILES SHALL BE WATERED TWICE DAILY TO AVOID WIND EROSION.  SURROUND ALL STOCKPILES WITH FIBER ROLLS OR SILT FENCE. STOCKPILES OF "COLD MIX", TREATED WOOD, AND BASIC CONSTRUCTION MATERIALS SHOULD BE PLACED ON AND COVERED WITH PLASTIC SHEETING OR COMPARABLE MATERIAL AND SURROUNDED BY A BERM..   CONTRACTOR'S STAGING AREA:  THE CONTRACTOR'S STAGING AREA SHALL BE SURROUNDED BY FIBER ROLLS.  THE STAGING AREA WILL BE USED TO STORE DELIVERED MATERIALS, AND FOR OVERNIGHT EQUIPMENT PARKING/FUELING.  STORED CONSTRUCTION MATERIALS SHALL BE MAINTAINED IN THEIR ORIGINAL CONTAINERS, AND COVERED AT ALL TIMES.  PETROLEUM PRODUCTS AND HAZARDOUS MATERIALS SHALL BE STORED WITHIN SECONDARY CONTAINMENT STRUCTURES OR A STORAGE SHED.  EQUIPMENT FUELING AND MAINTENANCE WILL ONLY OCCUR WITHIN THE DESIGNATED STAGING AREA.  DRIP PANS OR ABSORBENT PADS MUST BE USED DURING ALL FUELING OR MAINTENANCE ACTIVITIES.  AN AMPLE SUPPLY OF SPILL CLEANUP MATERIALS SHALL BE MAINTAINED IN THE STAGING AREA AT ALL TIMES. WASTE MANAGEMENT:  SOLID WASTES WILL BE LOADED DIRECTLY ONTO TRUCKS FOR OFF-SITE DISPOSAL. WHEN ON-SITE STORAGE IS NECESSARY, SOLID WASTES WILL BE STORED IN WATERTIGHT DUMPSTERS IN THE GENERAL STORAGE AREA OF THE CONTRACTOR'S YARD. DUMPSTERS AND/OR TRASH BINS SHALL BE COVERED AT THE END OF EACH WORK DAY. HAZARDOUS WASTES SHALL NOT BE STORED ONSITE. CONSTRUCTION DEBRIS AND GENERAL LITTER WILL BE COLLECTED DAILY AND WILL NOT BE ALLOWED NEAR DRAINAGE INLETS OR DRAINAGE SYSTEMS. GRAVEL BAG CHECK DAM: GRAVEL BAGS SHALL CONSIST OF WOVEN POLYPROPYLENE,  POLYETHYLENE OR POLYAMIDE FABRIC, MIN. UNIT WEIGHT OF 4OZ/SY. BAGS SHALL BE A MINIMUM OF 18" LONG X 12" WIDE X 3" THICK, FILLED WITH ½" - 1" CRUSHED ROCK. TIGHTLY ABUT BAGS AND CONSTRUCT CHECK DAM AT LEAST 3 BAGS WIDE X 2 BAGS HIGH. INSPECT CHECK DAM REGULARLY AND REMOVE ACCUMULATED SEDIMENT. TREE PROTECTION:  TREE PROTECTION SHALL CONSIST OF ORANGE PLASTIC MESH FENCING, AND SHALL BE INSTALLED PRIOR TO COMMENCEMENT OF EARTH-MOVING OPERATIONS (SEE DETAIL).  INSTALL FENCING ALONG THE DRIP LINE OF TREES, AND INSTRUCT EMPLOYEES AND SUBCONTRACTORS TO HONOR PROTECTIVE DEVICES. TREE INJURIES SHALL BE ATTENDED TO BE A LICENSED AND CERTIFIED ARBORIST. SILT FENCE:  SILT FENCE SHALL CONSIST OF WOVEN GEOTEXTILE FABRIC WITH A MINIMUM WIDTH OF 36 INCHES.  WOOD STAKES SHALL BE COMMERCIAL QUALITY LUMBER, SPACED A MAXIMUM OF 6' APART AND DRIVEN SECURELY INTO THE GROUND (SEE DETAIL).  FENCING FABRIC SHALL BE KEYED INTO THE SOIL AS PER MANUFACTURER'S RECOMMENDATIONS.  INSTALL SILT FENCE ALONG LEVEL CONTOURS.  TURN THE ENDS OF THE SILT FENCE UPHILL TO PREVENT WATER FROM FLOWING AROUND THE FENCE.  INSPECT SILT FENCE DAILY, AND MAKE REPAIRS IMMEDIATELY.

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
10

AutoCAD SHX Text
4' max

AutoCAD SHX Text
Note:

AutoCAD SHX Text
Install fiber roll

AutoCAD SHX Text
along a level contour.

AutoCAD SHX Text
Fiber rolls

AutoCAD SHX Text
Install a fiber roll near

AutoCAD SHX Text
slope where it transitions

AutoCAD SHX Text
into a steeper slope

AutoCAD SHX Text
Fiber roll

AutoCAD SHX Text
8" min

AutoCAD SHX Text
Slope

AutoCAD SHX Text
varies

AutoCAD SHX Text
12" 

AutoCAD SHX Text
min

AutoCAD SHX Text
2"min.

AutoCAD SHX Text
3/4" x 3/4"

AutoCAD SHX Text
wood stakes

AutoCAD SHX Text
max 4'

AutoCAD SHX Text
spacing

AutoCAD SHX Text
TYPICAL INSTALLATION

AutoCAD SHX Text
ENTRENCHMENT DETAIL

AutoCAD SHX Text
4"max

AutoCAD SHX Text
Vertical spacing

AutoCAD SHX Text
measured along the

AutoCAD SHX Text
face of the slope

AutoCAD SHX Text
varies between

AutoCAD SHX Text
10' and 20'

AutoCAD SHX Text
%%UFIBER ROLLS

AutoCAD SHX Text
4' max

AutoCAD SHX Text
4' max

AutoCAD SHX Text
4' max

AutoCAD SHX Text
%%USE-5

AutoCAD SHX Text
California Stormwater BMP Handbook

AutoCAD SHX Text
Construction - CASQA

AutoCAD SHX Text
2"x2" Wood stake

AutoCAD SHX Text
(See notes 3 & 5)

AutoCAD SHX Text
Setback varies

AutoCAD SHX Text
(See note 4)

AutoCAD SHX Text
Fabric

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
Toe of slope

AutoCAD SHX Text
Slope

AutoCAD SHX Text
See detail A

AutoCAD SHX Text
18"

AutoCAD SHX Text
18"

AutoCAD SHX Text
6"

AutoCAD SHX Text
2"x2"

AutoCAD SHX Text
Wood stake

AutoCAD SHX Text
fabric

AutoCAD SHX Text
Silt fence

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
SECTION A-A

AutoCAD SHX Text
DETAIL A

AutoCAD SHX Text
End stake

AutoCAD SHX Text
(See note 2)

AutoCAD SHX Text
Silt fence

AutoCAD SHX Text
END DETAIL

AutoCAD SHX Text
OPTIONAL MAINTENANCE OPENING DETAIL

AutoCAD SHX Text
Fabric

AutoCAD SHX Text
Stake

AutoCAD SHX Text
Fabric

AutoCAD SHX Text
End stake

AutoCAD SHX Text
Stake

AutoCAD SHX Text
End stake

AutoCAD SHX Text
Sandbags (2 layer high)

AutoCAD SHX Text
Toe of slope

AutoCAD SHX Text
Slope

AutoCAD SHX Text
45°

AutoCAD SHX Text
8'

AutoCAD SHX Text
24"

AutoCAD SHX Text
8'

AutoCAD SHX Text
END STAKE DETAIL (TOP VIEW)

AutoCAD SHX Text
2"x2" Wood stake

AutoCAD SHX Text
(See note 3)

AutoCAD SHX Text
Fabric

AutoCAD SHX Text
(See note 8)

AutoCAD SHX Text
JOINING SECTION DETAIL (TOP VIEW)

AutoCAD SHX Text
Fabric section A

AutoCAD SHX Text
(See notes 6,7 & 12)

AutoCAD SHX Text
Fabric section B

AutoCAD SHX Text
(See notes 6,7 & 12)

AutoCAD SHX Text
Stake A

AutoCAD SHX Text
Stake B

AutoCAD SHX Text
Tamped backfill

AutoCAD SHX Text
%%USILT FENCE

AutoCAD SHX Text
%%USE-1

AutoCAD SHX Text
California Stormwater BMP Handbook

AutoCAD SHX Text
Construction - CASQA

AutoCAD SHX Text
%%uSECTION A-A

AutoCAD SHX Text
%%uPLAN

AutoCAD SHX Text
Silt Fence per SC-01

AutoCAD SHX Text
600 m +

AutoCAD SHX Text
-

AutoCAD SHX Text
Drain inlet

AutoCAD SHX Text
Geotextile Blanket

AutoCAD SHX Text
A

AutoCAD SHX Text
A

AutoCAD SHX Text
Less than

AutoCAD SHX Text
Sheet flow

AutoCAD SHX Text
0.4 ha (1 ac)

AutoCAD SHX Text
Drain inlet

AutoCAD SHX Text
Geotextile Blanket

AutoCAD SHX Text
Silt Fence per SC-01

AutoCAD SHX Text
Sheet flow

AutoCAD SHX Text
Sheet flow

AutoCAD SHX Text
%%uPROTECTION TYPE 1

AutoCAD SHX Text
NOTES:

AutoCAD SHX Text
overlap at ends

AutoCAD SHX Text
150 mm Min

AutoCAD SHX Text
of silt fence.

AutoCAD SHX Text
1. For use in areas where grading has been completed and final soil stabilization

AutoCAD SHX Text
  and seeding are pending.

AutoCAD SHX Text
2. Not applicable in paved areas.

AutoCAD SHX Text
3. Not applicable with concentrated flows.

AutoCAD SHX Text
%%USTORM DRAIN INLET PROTECTION

AutoCAD SHX Text
%%USE-10

AutoCAD SHX Text
California Stormwater BMP Handbook

AutoCAD SHX Text
Construction - CASQA

AutoCAD SHX Text
BINDING WIRE

AutoCAD SHX Text
(OPTIONAL)

AutoCAD SHX Text
NATIVE MATERIAL

AutoCAD SHX Text
10 mil PLASTIC LINING

AutoCAD SHX Text
STAKE (TYP.)

AutoCAD SHX Text
STRAW BALE (TYP.)

AutoCAD SHX Text
STRAW BALE

AutoCAD SHX Text
10 FOOT MINIMUM

AutoCAD SHX Text
(2 PER BALE)

AutoCAD SHX Text
STAPLES

AutoCAD SHX Text
STAKES (2 PER BALE)

AutoCAD SHX Text
WOOD OR METAL

AutoCAD SHX Text
10 mil PLASTIC LINING

AutoCAD SHX Text
VARIES

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
A

AutoCAD SHX Text
NO SCALE

AutoCAD SHX Text
A'

AutoCAD SHX Text
%%UCONCRETE WASTE MANAGEMENT

AutoCAD SHX Text
%%UWM-8

AutoCAD SHX Text
California Stormwater BMP Handbook

AutoCAD SHX Text
Construction - CASQA

AutoCAD SHX Text
1) ALL EROSION CONTROL MEASURES SHALL CONFORM WITH THE CITY OF CARMEL-BY-THE-SEA  EROSION CONTROL ORDINANCE. 2) EROSION AND SEDIMENT CONTROL MEASURES SHALL BE IN EFFECT FOR ANY CONSTRUCTION  DURING THE RAINY SEASON, APPROX. OCTOBER 15 TO APRIL 15. EROSION CONTROL PLAN SHALL SEASON, APPROX. OCTOBER 15 TO APRIL 15. EROSION CONTROL PLAN SHALL BE PREPARED AND SUBMITTED FOR APPROVAL BY SEPT. 15 OF ANY OR EACH CALENDAR YEAR THAT APPROVAL BY SEPT. 15 OF ANY OR EACH CALENDAR YEAR THAT CONSTRUCTION MAY EXTEND BEYOND OCTOBER 15.   3) ALL SLOPES SHALL BE PROTECTED WITH STRAW MULCH OR SIMILAR MEASURES TO PROTECT AGAINST EROSION UNTIL SUCH SLOPES ARE PERMANENTLY STABILIZED.   UNTIL SUCH SLOPES ARE PERMANENTLY STABILIZED.   4) RUNOFF SHALL BE DETAINED OR FILTERED BY BERMS, VEGETATED FILTER STRIPS, AND/OR CATCH BASINS TO PREVENT THE ESCAPE OF SEDIMENT FROM THE SITE. PREVENT THE ESCAPE OF SEDIMENT FROM THE SITE. 5) EROSION AND SEDIMENT CONTROL MEASURES SHALL BE IN PLACE AT THE END OF EACH DAY'S EROSION AND SEDIMENT CONTROL MEASURES SHALL BE IN PLACE AT THE END OF EACH DAY'S WORK. 6) EROSION CONTROL PLANTINGS AND MULCH SHALL BE CLOSELY MONITORED THROUGHOUT THE EROSION CONTROL PLANTINGS AND MULCH SHALL BE CLOSELY MONITORED THROUGHOUT THE WINTER AND ANY RUNOFF PROBLEMS CORRECTED PROMPTLY. SEE LANDSCAPE ARCHITECT'S PLAN FOR PERMANENT PLANTINGS AND TREE SCHEDULES.  7) DISTURBED SURFACES NOT INVOLVED IN THE IMMEDIATE GRADING OPERATIONS MUST BE PROTECTED BY MULCHING AND/OR OTHER EFFECTIVE MEANS OF SOIL PROTECTION.   AND/OR OTHER EFFECTIVE MEANS OF SOIL PROTECTION.   8) ALL ROADS AND DRIVEWAYS SHALL HAVE DRAINAGE FACILITIES SUFFICIENT TO PREVENT EROSION ON OR ADJACENT TO THE ROADWAY OR ON THE DOWNHILL PROPERTIES.   TO THE ROADWAY OR ON THE DOWNHILL PROPERTIES.   9) DRAINAGE CONTROL MEASURES SHALL BE MAINTAINED AND IN PLACE AT THE END OF EACH DAY AND CONTINUOUSLY THROUGHOUT THE LIFE OF THE PROJECT DURING WINTER OPERATIONS. THROUGHOUT THE LIFE OF THE PROJECT DURING WINTER OPERATIONS. 10) REVEGETATION SHALL CONSIST OF A MECHANICALLY APPLIED HYDROMULCH SLURRY OR HAND REVEGETATION SHALL CONSIST OF A MECHANICALLY APPLIED HYDROMULCH SLURRY OR HAND SEEDED WITH A STRAW MULCH COVER. MULCH SHALL BE ANCHORED BY AN APPROVED METHOD SUCH AS PUNCHING, TACKING, OR THE USE OF JUTE NETTING, AS DEEMED NECESSARY FOR THE SITE CONDITIONS TO ALLOW FOR GERMINATION AND ENABLE ADEQUATE GROWTH TO BE ESTABLISHED.   11) CHECK DAMS, SILT FENCES, FIBER ROLLS OR OTHER DESIGNS SHALL BE INCORPORATED TO CATCH ANY SEDIMENT UNTIL AFTER THE NEWLY EXPOSED AREAS ARE REVEGETATED SUFFICIENTLY TO  UNTIL AFTER THE NEWLY EXPOSED AREAS ARE REVEGETATED SUFFICIENTLY TO  CONTROL EROSION. EROSION CONTROL PLANTINGS AND MULCH SHALL BE CLOSELY MONITORED PLANTINGS AND MULCH SHALL BE CLOSELY MONITORED THROUGHOUT THE WINTER AND ANY RUNOFF PROBLEMS SHALL BE CORRECTED PROMPTLY. ALL EROSION AND/OR SLIPPAGE OF THE NEWLY EXPOSED AREAS SHALL BE REPAIRED BY THE  PERMITTEE AT THEIR EXPENSE. 12) THE GRASS SEED SHALL BE PROPERLY IRRIGATED UNTIL ADEQUATE GROWTH IS ESTABLISHED AND THE GRASS SEED SHALL BE PROPERLY IRRIGATED UNTIL ADEQUATE GROWTH IS ESTABLISHED AND MAINTAINED TO PROTECT THE SITE FROM FUTURE EROSION DAMAGE. ALL NEWLY EXPOSED (DISTURBED) AREAS SHALL BE SEEDED WITH THE FOLLOWING EROSION CONTROL MIX: BROMUS CARINATUS (CALIFORNIA BROME), VULPIA MICROSTACHYS (NUTTALL'S FESCUE), ELYMUS GLAUCUS (NUTTALL'S FESCUE), ELYMUS GLAUCUS (BLUE WILD RYE), HORDEUM BRACHYANTHERUM (MEADOW BARLEY), FESTUCA RUNRA'MOLATE BLUE RUNRA'MOLATE BLUE AND A MIXTURE OF LOCALLY NATIVE WILDFLOWERS.   13) THE DIRECTOR OF BUILDING INSPECTION (BUILDING OFFICIAL) SHALL STOP OPERATIONS DURING PERIODS OF INCLEMENT WEATHER IF HE OR SHE DETERMINES THAT EROSION PROBLEMS ARE NOT WEATHER IF HE OR SHE DETERMINES THAT EROSION PROBLEMS ARE NOT BEING CONTROLLED ADEQUATELY. 14) GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR EROSION AND SEDIMENT CONTROL BMP GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR EROSION AND SEDIMENT CONTROL BMP INSTALLATION AND MAINTENANCE AND SHALL PROVIDE FULL PARTICULARS TO THE CITY OF MAINTENANCE AND SHALL PROVIDE FULL PARTICULARS TO THE CITY OF CARMEL-BY-THE-SEA PRIOR TO BEG. WORK.

AutoCAD SHX Text
A-PRIOR TO COMMENCEMENT OF ANY LAND DISTURBANCE, THE OWNER/APPLICANT SHALL  SCHEDULE AN INSPECTION WITH HCD-ENVIRONMENTAL SERVICES TO ENSURE ALL NECESSARY ENSURE ALL NECESSARY SEDIMENT CONTROLS ARE IN PLACE AND THE PROJECT IS COMPLIANT WITH MONTEREY COUNTY GRADING AND EROSION CONTROL REGULATIONS.  B-DURING CONSTRUCTION THE OWNER/APPLICANT SHALL SCHEDULE AN INSPECTION WITH HCD-  ENVIRONMENTAL SERVICES TO UPDATE COMPACTION TEST RECORDS, INSPECT DRAINAGE DEVICE  INSPECT DRAINAGE DEVICE  INSTALLATION, REVIEW THE MAINTENANCE AND EFFECTIVENESS OF  BMP's INSTALLED, AS  BMP's INSTALLED, AS  WELL AS, TO VERIFY THAT POLLUTANTS OF CONCERN ARE NOT DISCHARGED FROM THE SITE. POLLUTANTS OF CONCERN ARE NOT DISCHARGED FROM THE SITE. C-PRIOR TO FINAL INSPECTION, THE OWNER/APPLICANT SHALL SCHEDULE AN INSPECTION WITH HCD- ENVIRONMENTAL SERVICES TO CONDUCT A FINAL GRADING INSPECTION, COLLECT FINAL   INSPECTION, COLLECT FINAL   GEOTECHNICAL LETTER OF CONFORMANCE, ENSURE THAT ALL DISTURBED AREAS HAVE BEEN STABILIZED AND THAT ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES THAT ARE NO ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES THAT ARE NO LONGER NEEDED HAVE BEEN REMOVED.  D-THE OWNER/APPLICANT SHALL SCHEDULE WEEKLY INSPECTIONS WITH HCD-ENVIRONMENTAL SERVICES DURING THE RAINY SEASON, OCTOBER 15th TO APRIL 15th, TO ENSURE CONTAMINANTS ARE NOT  DISCHARGED INTO THE CARMEL BAY AREA OF SPECIAL BIOLOGICAL SIGNIFICANCE. 

AutoCAD SHX Text
VERIFICATION AND INSPECTION TASK

AutoCAD SHX Text
CONTINUOUS

AutoCAD SHX Text
DURING TASK

AutoCAD SHX Text
LISTED

AutoCAD SHX Text
--

AutoCAD SHX Text
1. Verify material below shallow foundations are adequate to achieve the design bearing capacity

AutoCAD SHX Text
PERIODICALLY

AutoCAD SHX Text
DURING TASK

AutoCAD SHX Text
LISTED

AutoCAD SHX Text
x

AutoCAD SHX Text
2. Verify excavations are extended to proper depth and have reached proper material

AutoCAD SHX Text
--

AutoCAD SHX Text
x

AutoCAD SHX Text
3. Perform classification and testing of compacted fill materials 

AutoCAD SHX Text
--

AutoCAD SHX Text
x

AutoCAD SHX Text
4. Verify use of proper materials, densities and lift sicknesses during placement and compaction of compacted fill.

AutoCAD SHX Text
5. Prior to placement of compacted fill, observe subgrade and verify that site has been prepared properly. 

AutoCAD SHX Text
--

AutoCAD SHX Text
x

AutoCAD SHX Text
--

AutoCAD SHX Text
x

AutoCAD SHX Text
SCALE: 1"=10'

AutoCAD SHX Text
SHEET

AutoCAD SHX Text
OF

AutoCAD SHX Text
SHEETS

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
SCALE: AS SHOWN

AutoCAD SHX Text
REVISION

AutoCAD SHX Text
BY

AutoCAD SHX Text
DATE

AutoCAD SHX Text
No.

AutoCAD SHX Text
RELEASED TO CLIENT

AutoCAD SHX Text
AMS

AutoCAD SHX Text
09/20/23

AutoCAD SHX Text
GUY R. GIRAUDO

AutoCAD SHX Text
APPROVED BY:

AutoCAD SHX Text
JOB NO. 2569-02

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE: SEPTEMBER 2023

AutoCAD SHX Text
C3

AutoCAD SHX Text
LSPROJ\2569-WORKMAN\2569-CIVIL\DWG\2569-DECP.DWG/24x36

AutoCAD SHX Text
C

AutoCAD SHX Text
I

AutoCAD SHX Text
V

AutoCAD SHX Text
I

AutoCAD SHX Text
L

AutoCAD SHX Text
No. 56569

AutoCAD SHX Text
.

AutoCAD SHX Text
Exp. 06-30-25

AutoCAD SHX Text
G

AutoCAD SHX Text
u

AutoCAD SHX Text
y

AutoCAD SHX Text
R

AutoCAD SHX Text
.

AutoCAD SHX Text
G

AutoCAD SHX Text
i

AutoCAD SHX Text
r

AutoCAD SHX Text
a

AutoCAD SHX Text
u

AutoCAD SHX Text
d

AutoCAD SHX Text
o

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
A

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
C

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
I

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
R

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
A

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
G

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
D

AutoCAD SHX Text
P

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
E

AutoCAD SHX Text
N

AutoCAD SHX Text
G

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
NOT APPLICABLE 

AutoCAD SHX Text
FOR INFORMATION ONLY

AutoCAD SHX Text
NOT APPLICABLE 

AutoCAD SHX Text
FOR INFORMATION ONLY

AutoCAD SHX Text
NOT APPLICABLE 

AutoCAD SHX Text
FOR INFORMATION ONLY

AutoCAD SHX Text
NOT APPLICABLE 

AutoCAD SHX Text
FOR INFORMATION ONLY



CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
CORRESPONDENCE

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Leah R. Young, Administrative Coordinator 

APPROVED
BY:

Brandon Swanson, Assistant City Administrator and Acting Director of Community
Planning and Building 

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

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
Attachment 1: UP 23-385 (Portabella) - Email dated 04-05-2024 from J. Cox LeVett
Attachment 2: UP 23-385 (Portabella) - Email dated 04-06-2024 from F. Assar
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---------- Forwarded message --------- 
From: Jeanne Cox LeVett <REDACTED> 
Date: Fri, Apr 5, 2024 at 4:52 PM 
Subject: Proposed Action: UP23-385 (Portabella) - Expanded Seating 
To: ekort@ci.carmel.ca.us <ekort@ci.carmel.ca.us> 
Cc: Denny LeVett <REDACTED> 
 
 

Dear Evan, 
  
My name is Jeanne LeVett, president of LeVett Properties. My husband (copied above) 
is the owner of what we refer to as the Arch Building at 2 Lincoln & Ocean ESE of 
Monte Verde, and the Higson Building at Ocean 3 SE of Monte Verde. 
  
The Arch houses two street-level shops, Jolie by The Sea, and Jane Austin at Home, 
and is along a pathway to an interior courtyard called the Court of the Golden Baugh 
Upper and Lower Courts, all of which can be seen from Ocean…when there is no 
obstruction, that is. 
  
For several years now, Portabella has placed tables and large umbrellas in the public 
courtyard between and beside/behind Portabella and the Cottage of Sweets, and in 
front of Jolie by The Sea, Jane Austin at Home, and the access to The Court of the 
Golden Baugh. The tables and umbrellas inevitably block the pedestrian pathway and 
the line of sight for pedestrians on Ocean Avenue to even recognize that there are 
shops and passage to the two courtyards (the one behind the Cottage of Sweets and 
the interior courtyard that houses European Intima Lingerie and Il Tegamino restaurant 
(housed in the Higson Building and another of Denny’s tenants). 
  
We, as landlords, have had numerous complaints from our tenants over the years that 
the tables/umbrellas block access to and sight of the shops, and access to the two 
courtyards. These merchants have asked Portabella numerous times to please not 
block the pathway and sightlines, but Portabella hasn’t complied. 
  
While I have always personally thought there should be more outdoor dining in Carmel 
in the summer, and I would love to see more restaurants like Portabella have outside 
dining, I do find that actions like this by one merchant that obstructs/restricts another 
merchant’s ability to make a living, are not very neighborly, but rather selfish, uncaring, 
and entitled behavior. It’s just not right, practical, or fair. 
  
If the City would promise to keep an eye on Portabella and monitor their placement of 
tables and umbrellas, I don’t see why Portabella shouldn’t be able to have outside 
dining. BUT, if past behavior is any indication of future behavior, I fear that Portabella 
might not monitor themselves to be good neighbors. I believe that someone must take 
responsibility for making sure this merchant acts responsibly. 
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I’m sorry to say that if the City isn’t willing or able to monitor this and make certain that 
Portabella stays in line, then I believe this Proposed Action, UP 23-385, should be 
denied. 
  
Sincerely, 
  
Jeanne LeVett 
 

Attachment 1



---------- Forwarded message --------- 
From: Fatemeh Assar <REDACTED>  
Date: Sat, Apr 6, 2024 at 8:04 PM 
Subject: Proposed Action: UP 23385 (Portabella) 
To: <ekort@ci.carmel.ca.us> 
 
 

Dear Evan, 

Hope all is well. It’s Fatima at Jolie by-the-Sea clothing boutique, I’m following up here per 

your request about the concerns regarding the proposed use permit for Portabella restaurant to 

expand its seating outdoors. (UP 23-385). I believe it is crucial to address several issues that 

directly affect the safety and viability of my establishment as well as my neighbors’ at Jane 

Austin, European Intima Lingerie, and Il Tegmino, as well as the overall pedestrian experience in 

our community. 

Firstly, I am concerned about the safety of our collective clientele due to the proposed expansion 

of seating. The congestion resulting from the seating already creates hazards for pedestrians 

navigating the area, especially during peak business hours of a busy restaurant on a brick-paved 

corridor. As a responsible business owner, I must prioritize the safety and well-being of my 

customers and urge the City to consider this matter seriously, so to introduce more seating 

without addressing the existing challenges already brought to you many times over the years and 

yet to see any changes will only exacerbate the problem and further impede pedestrian flow to 

and from our businesses. 

Furthermore, while commendable for their ambition, Portabella seems to overlook the broader 

impact on neighboring establishments like ours. The charm and vitality of our area are nurtured 

not just by individual success, but by our collective ability to flourish alongside one another. The 

expansion, as currently proposed, appears to advantage one entity without fully considering its 

ripple effects — from encroaching on shared pedestrian areas to potentially overshadowing the 

diverse offerings that make our community unique. 
I worry if this proposed action is passed how this would be monitored, especially given the 

challenges we've discussed over the years and the lack of willingness to comply on the already 

intruding walkway with the tables and umbrellas/heaters.  
I believe that by addressing these concerns, we can work together to foster a vibrant and thriving 

business environment because I too enjoy the charm of our town in our little sun-kissed 

corridors, however, it is equally important that these spaces remain inclusive and fair to all who 

depend on them. 
Thank you for your attention to this matter. 

Sincerely,  

Fatima Assar 
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---------- Forwarded message --------- 
From: bashar al sneeh <REDACTED> 
Date: Fri, Apr 5, 2024 at 8:40 PM 
Subject: The stationaery use permit 
To: <ekort@ci.carmel.ca.us> 
Cc: <info@thestationaery.com> 
 
 

Hi Evan,  
I hope this email finds you well.  
 
I’m sending this email as a resident and Business owner in Carmel By The 
Sea regarding the expanding of the seating for the existing Stationaery Restaurant to 
allow a total of 24 outdoor seats located in the existing courtyard, as well as additional 
seating in an indoor pavilion located within the interior of the courtyard, 
 
I’ve known Anthony and his family for a really long time, I’ve seen him starting from 
nothing working hard Building an amazing business that became a great addition to 
Carmel By The Sea and raising a wonderful family that we are so proud of. They are a 
great citizens of our city. 
 
Therefore, I encourage you to grant Anthony what he is requesting because what he 
offers in Stationaery restaurant  
From food to service to wonderful hospitality, makes Carmel By The Sea even better 
place for us as locals and for visitors.  
 
Thank you so much 
 
Bashar Alsneeh  
 

 
Sent from my iPhone 
This email and any attachments thereto may contain private, confidential, and privileged 
material for the sole use of the intended recipient.  Any review, copying, or distribution 
of this email (or any attachments thereto) by others is strictly prohibited.  If you are not 
the intended recipient, please contact the sender immediately and permanently delete 
the original and any copies of this email and any attachments thereto. 
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---------- Forwarded message --------- 

From: Dustin <REDACTED> 

Date: Sun, Apr 7, 2024 at 12:11 PM 

Subject: UP 23-384(Stationaery Restaurant) 

To: <ekort@ci.carmel.ca.us> 

Cc: <info@thestationaery.com> 

 

To Whom It May Concern, 

 

Upon enjoying the environment, service, food and spirit of community created by Stationaery 

since its original opening years ago, I extend my full support and recommendation that 

Stationaery attain approval for its use permit amendment(UP 23-384) to expand seating in an 

indoor pavilion and to continue with the existing 24 outdoors seats in the courtyard.  Outdoor 

seating enables my enjoyment of the ocean air and charm of Carmel-by-the-Sea.  Stationaery's 

provides exceptional service and care for the community and for its non-local customers.  As 

such,  I encourage unanimous support for their continued excellence and further creative ability 

to enhance the capability of their establishment.  

 

Kind Regards, 

 

/s/ By: Dustin Faddis, Director of Operations 
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Support for Hofsas House redevelopment project 

Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Wed, Apr 3, 2024 at 3:36 PM
To: "Marnie R. Waffle" <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Linda Calafiore <REDACTED> 
Date: Wed, Apr 3, 2024 at 3:24 PM 
Subject: Support for Hofsas House redevelopment project 
To: <mwaffle@ci.carmel.ca.us> 
Cc: <carrie.theis@hofsashouse.com> 

Marnie: 
I am unable to attend the April 10 Planning Commission meeting where I understand the redevelopment project for the Hofsas House is on
the agenda.  I attended a community meeting last year where this project was presented and I was very impressed and enthused with the
overall design and concept presented. This project will be an asset to our village and replaces a hotel that is sorely in need of many
upgrades and redesign to make it an environment that I and my guests will enjoy. Kudos to all involved in this ambitious and thoughtful
project.   
Linda Calafiore 
Resident 
Carmel by the Sea 

Sent from my iPad 
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Hofsas House Redevelopment Project - April 10, 2024 

Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Mon, Apr 8, 2024 at 8:55 AM
To: "Marnie R. Waffle" <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Marguerite Primrose <REDACTED> 
Date: Sun, Apr 7, 2024 at 2:35 PM 
Subject: Hofsas House Redevelopment Project - April 10, 2024 
To: Marnie R. Waffle <mwaffle@ci.carmel.ca.us> 

Please include our comments below that are in support of the Hofsas House Redevelopment Project in your presentation to the Planning
Commission on April 10, 2024: 

1.  We have had the pleasure of knowing Carrie Theis and her family for many years and appreciate all the time and energy they have
given to our City of Carmel-by-the-Sea.   

2.  We have had family members stay at the Hofsas House and enjoy the wonderful hospitality they received while there and the fantastic
ocean views this property offers. 

3.  We have seen the presentation by Eric Miller of the Hofsas House Redevelopment Project and feel it is both appropriate for this
property and a huge improvement over the existing building. 

4.  The need for easier access to the rooms, adequate parking and a much improved fire protection system of this property is covered in
the Hofsas House Redevelopment Project. 

5.  This project will leave a definite positive feeling with our visitors to Carmel-by-the-Sea if they choose to either stay or visit the completed
Hofsas House Redevelopment Project.

6.  Residents of Carmel-by-the-Sea will highly recommend the beauty of the completed Hofsas House Redevelopment Project as a lodging
choice for their family and friends when visiting Carmel-by-the-Sea. 

                                                                          Thank you, 

                                                                           Frank and Marguerite Primrose 
                                                                           Carmel-by-the-Sea Residents 
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Marnie R. Waffle <mwaffle@ci.carmel.ca.us>

Fw: Spring Into Storybook Carmel-by-the-Sea 

Marnie R. Waffle <mwaffle@ci.carmel.ca.us> Mon, Mar 25, 2024 at 10:50 AM
To: "Marnie R. Waffle" <mwaffle@ci.carmel.ca.us>

---------- Forwarded message --------- 
From: Carolyn White DDS <REDACTED> 
Date: Tue, Mar 19, 2024 at 12:52 PM 
Subject: Fw: Spring Into Storybook Carmel-by-the-Sea 
To: Karyl Hall <hallnelson@comcast.net>, Neal Kruse <nkruse@pacbell.net>, Chip Rerig <crerig@ci.carmel.ca.us>,
Dave Potter <dpotter@ci.carmel.ca.us>, Marnie R. Waffle <mwaffle@ci.carmel.ca.us> 

Hello Chip, Mayor, and Marnie, 

How long can we keep using the phrase "Storybook" to draw people here with all of these box-like
contemporaries going in by the dozens? 
There is nothing "storybook" about this type of architecture. Carmel is very hypocritical at this point
to use this type of draw. We should be saying, Visit Contemporary Carmel by the Sea. Afterall,
"progress" means destroying what we were given. Creating ordiances to protect our "storybook
look" through a gazillion of  traditional desgins should be done. Instead, we have gone out of our
way to make it easier to create box-like properties. Adding stone and wood does not change the
architecture. And, instead of protecting Carmel, we are on our way to approve an Industrial-style 
Orange County design for the Hofsas House. What is storybook about this design? We are setting
a precident with its approval. Makes me very sad. Who is protecting Carmel by the Sea?

Cari

----- Forwarded Message -----
From: Carmel-by-the-Sea <info@carmelcalifornia.com>
To: "REDACTED" <REDACTED>
Sent: Tuesday, March 19, 2024 at 10:53:29 AM PDT
Subject: Spring Into Storybook Carmel-by-the-Sea

 

HOTELS & INNS EAT & DRINK THINGS TO DO EVENTS PLAN
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Whether you are strolling along the white-sand beach, exploring the charming village, or
immersing yourself in unique things to do, Carmel-by-the-Sea is undeniably deserving of its

place among the Most Awarded Small Towns in the World.

Hotels & Inns 

FEEL WORLDS AWAY IN
CHARMING CARMEL HOTELS 
Find your perfect hideaway with more than 40
unique hotels and inns—all within walking
distance to restaurants, wine tasting, boutique
shops, art galleries, and scenic Carmel Beach.
Book direct with Carmel-by-the-Sea hotels for the
best rooms, rates, and personalized service.

BOOK YOUR CARMEL GETAWAY

Things To Do
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ESCAPE TO "ONE OF AMERICA'S
TOP BEACH TOWNS" 
Enjoy the sun, surf, and serenity of this coastal
gem with plenty of room to relax with friends and
family. Known for its white-sand beach and scenic
beauty, Carmel Beach never fails to inspire awe.
Carmel is also known as one of the most dog-
friendly towns in the U.S. where your pooch can
run leash-free on the beach.

ENDLESS THINGS TO DO

Eat & Drink

DISCOVER CALIFORNIA'S FOOD &
WINE PARADISE 
Taste your way through this vibrant food and wine
scene with "More Restaurants per Capita than
any other U.S. City." The impressive array of
inspiring restaurants and award-winning wine
tasting all benefit from the bounty of Monterey
County’s fresh produce, locally sourced seafood,
and California’s largest premium wine region. 

PLAN YOUR FOODIE PATH

STAY IN CARMEL-BY-THE-SEA FOR THESE GREAT EVENTS!
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Pebble Beach Food & Wine

April 4–7

Big Sur International
Marathon

April 28

Carmel Culinary Week

May 31–June 8

 

Watch NBC's "California Live" Segment Featuring Carmel 
Join Host Blanche Shaheen as she steps into this charming village-by-the-sea.

Experience the stunning beauty of Carmel Beach and explore this fairytale town's
storybook hotels, world-class restaurants, premium wine tasting, exquisite art

galleries, and hidden passageways.

NBC "CALIFORNIA LIVE" SEGMENT

 

HOTELS & INNS

EAT & DRINK

THINGS TO DO

EVENTS

PLAN

For more information, call the Carmel Visitor Center at (800) 550-4333.
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Manage your preferences | Opt Out using TrueRemove™ 
Got this as a forward? Sign up to receive our future emails. 
View this email online.

Monte Verde between Ocean & 7th | Carmel-by-the-Sea, CA 93921 US

This email was sent to REDACTED. 
To continue receiving our emails, add us to your address book.
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---------- Forwarded message --------- 
From: Kerry Lee <REDACTED> 
Date: Fri, Apr 5, 2024 at 3:42 PM 
Subject: UP 23-384 Stationaery Restaurant Use Permit Amendment 
To: ekort@ci.carmel.ca.us <ekort@ci.carmel.ca.us> 
Cc: info@stationaery.com <info@stationaery.com> 
 

 

 Dear Evan Kort, 

 

I am writing to support Stationaery’s Use Permit Amendment. 

 

Anthony and Alissa Carnazzo’s restaurant is such a positive addition to the city, and to 

businesses nearby. They have single-handedly changed the traditionally sleepy nature 

of San Carlos Street, between 6th and 5th Ave block, to a destination spot drawing 

customers from the around the world, the country, the state, and the Monterey 

Peninsula. 

 

The people I meet always share how much they enjoyed their experience there and, 

very often, how Stationaery is their favorite Carmel restaurant. Again, it is a destination 

restaurant from which all 

businesses benefit! 

 

I have had a business for 49 years in town and feel very confident to refer Stationaery to 

our customers and all visitors to the area. This is because I have been greatly 

impressed with how Anthony and Alissa have conducted themselves personally, and 

their business professionally. Not to mention, the food and service is excellent. They 

have certainly added to our block, to our city. 

 

I know the seating expansion they are seeking will be done extremely well because 

everything the Carnazzo’s do is on a very high level, and everything they do, they make 

it better than what existed before. 

 

Feel free to contact me with any further questions at <REDACTED>. 

 

 

Sincerely, 

Kerry Lee 

Owner of KERRY LEE Remarkable Jewelry 

<REDACTED> 

<REDACTED> 

 

 

Sent from my iPhone 
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---------- Forwarded message --------- 
From: Eric Lamison <REDACTED> 
Date: Mon, Apr 8, 2024 at 9:49 PM 
Subject: DR 24059 & UP 24060 - April 10 Meeting - Updated Comments from 
Homeowner on <REDACTED> 
To: bswanson@ci.carmel.ca.us <bswanson@ci.carmel.ca.us>, mwaffle@ci.carmel.ca.u
s <mwaffle@ci.carmel.ca.us> 
 
 

Dear Chair LePage, Planning Commissioners and Planning Commission Staff for the City of 
Carmel-by-the-Sea:  
  
We are the homeowners of the property located at <REDACTED>.  We write to convey our 
wholehearted support for the Commission to approve the Design Review and User Permit 
applications submitted by the applicant, Hofsas House, Inc. (“Applicant”) in light of 
updates made following the conceptual review and findings made by Staff. Thank you for 
allowing us the opportunity to submit these comments, which we hope to augment in-
person at the hearing scheduled for April 10, 2024. 
  
On December 13, 2023, we submitted written comments (appended below to this 
message for convenience) and commented in-person at the conceptual review hearing 
before the Planning Commission.  At that time, I offered first-hand observations about the 
proposed parking lot design and its anticipated impact on our residential street (Dolores 
Street) and our surrounds. I noted our support for the project, but expressed concerns 
about the proposed parking lot design and use plan based on our extensive knowledge of 
traffic circulation patterns in this particular area of Carmel-by-the-Sea. We were 
particularly concerned about the proposal to eliminate two separate means of 
ingress/egress on San Carlos Street, while shunting all ingress/egress traffic onto a sole 
means of ingress/egress on our residential Dolores Street for a newly constructed hotel 
that will surely enjoy substantially increased usage over the existing structure. One simply 
needs to compare the existing structure to the vastly improved new hotel that is proposed 
to continue forward the legacy of the Hofsas Hotel to conclude that there will be more 
customer enthusiasm for our Dolores Street area. 
  
In particular, we are pleased to submit written comments noting that, subsequent to the 
December 2023 conceptual review hearing,  the Applicant, their leadership, and 
architectural team reached out to us directly to hear about, contemplate, and address our 
concerns.  Applicant’s team proactively invited us as community members and neighbors 
to discuss the traffic issues we raised and share our informed, first-hand observations 
based on our extensive familiarity with this area.  In these open, collaborative, community 
discussions, we explored possible design and use revisions to their plans to mitigate 
impact on our residential street (Dolores Street).  We also noted how these proposed 
revisions we collaborated to develop would reduce possible congestion at the intersection 
of 4th Avenue and San Carlos Street, and mitigate impact, as best as possible, on the 
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narrow stretch of 4th Avenue between San Carlos Street and Dolores Street.  The result of 
these open and collaborative community discussions is a revised design and use plan, 
supported by Staff, that is much more conducive to the surrounding area, providing a 
parking lot design and use plan that will mitigate impact on surrounding residences and 
serve well the future patrons of the Legacy Hotel Carmel. 
  
More particularly, the revised design and use plans submitted for approval in regards to 
parking are reflected, by way of example, in the submission and as well in the Staff’s 
recommendations providing: 

• “At the December 13, 2023, conceptual review hearing with the Planning 
Commission, the applicant was asked to prepare a parking and traffic study to 
evaluate traffic impacts on Dolores Street with a single point of entry/exit from the 
garage. In response to the concerns raised by the neighbors, the applicant has 
revised the circulation pattern on site to retain the exit onto Third Avenue, thereby 
reducing the number of vehicle trips at the Dolores Street entry.” As further 
provided in the approval conditions, “the applicant is proposing a valet-only service 
for all guests and hotel employees. The project meets this finding.” 

• The structural design changes corresponding to the circulation pattern proposed for 
approval are shown on A-7 and A-8-2 of the plans as well as the survey (A-2) which 
shows Applicant’s planned use of the existing exit and driveway at that location to 
support the circulation pattern behind the use permit. 

  
We agree with Staff that the new design and use plans offer a solution for this project to 
move forward to approval.  The new use plan and parking lot design provide for parking lot 
ingress from Dolores Street with parking lot egress from an exit that faces an existing 
passage toward 3rd Avenue which in turn leads to San Carlos Street.  This leads to a circular 
parking lot circulation plan, with valets for customers and employees entering the parking 
lot from the east side of Dolores Street while exiting the parking lot on to San Carlos 
Street.  Requiring usage of valets for all customers and employees as part of the 
Applicant’s permit also assures that their usage should correspond to the required 
circulation plan for the use permit and updated design plans. These steps (use of valets 
and the new circulation use plan and parking lot design) together should mitigate impact 
on residences like ours on the west side of Dolores Street. Valets for customers and 
employees will enter the lot on the east side of Dolores Street, where there are no 
residential driveways between 4th Street and the Dolores Street parking lot entrance. 
Moreover, because valets for customers and employees will not exit the garage on our 
west side of Dolores Street, this avoids causing traffic back-ups at the stop sign on Dolores 
Street and 4th Avenue that would block our residential driveways on Dolores Street and 
impede our ability to have our vehicles exit our driveways.  As well, this allows clear 
passage for pedestrians and their pets who often approach our village by walking up the 
west side of Dolores Street and return by walking down that same west side. And forest 
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wildlife, which we can assure everyone is plentiful, will be less impacted by having hotel 
parking traffic limited on Dolores Street to leave the west side unencumbered.  Overall, the 
Applicant’s new use and design plans offer the most practically workable solutions to 
accommodate their proposed new hotel and minimize residential impact. We believe this 
is a well-reasoned solution that should be accepted. 
  
We wish to thank the Applicant, their leadership team and their architectural firm (Eric 
Miller Architects) for working with us as community neighbors.  Carmel-by-the-Sea is world 
famous for our village in the forest character.  This includes not just our physical 
structures, but as well the character of all the people of our community including our 
residents, civic leaders, workers and longtime business owners.  We appreciate the 
respectful consideration we were shown and the opportunity to provide actionable 
information acted upon by those spearheading this project. Applicant’s leadership team 
both listened to and acted upon our legitimate concerns. We also appreciate the Planning 
Commission for taking the time to conduct an open hearing on the conceptual design to 
receive public comments before proceeding to the current design and use permit approval 
meeting. We also are grateful to the Staff for their diligence in taking note of our public 
comments and working with Applicant to include reasonable and prudent parking 
circulation and design conditions in the proposed use and  design permits as conditions of 
their permits’ allowance.  
  
In sum, we believe that the Applicant, including Mrs. Theis and her family, their 
leadership team, and their architectural firm ( Eric Miller Architects) who are well 
familiar with Carmel-by-the-Sea, continue to set the standard for how to interact with 
neighbors and civic leaders in our community when looking to enhance our 
community’s offerings.  It’s refreshing to interact with a team who understands and 
incorporates their community’s concerns.  With the updated parking design and flow 
conditions now submitted at the approval stage, we express our complete support for the 
Legacy Hotel Carmel. We hope the Planning Commission approves these plans 
expeditiously and look forward to these significant improvements to the amenities 
available to those who visit our community. 
  
Very truly yours, 
Eric Lamison 

https://www.lamisonpc.com/ 
  
  
From: Eric Lamison <REDACTED> 
Date: Wednesday, December 13, 2023 at 1:03 PM 
To: bswanson@ci.carmel.ca.us <bswanson@ci.carmel.ca.us>, mwaffle@ci.carmel.ca.us 
<mwaffle@ci.carmel.ca.us> 
Subject: DR 23-114 (Hofsas House, Inc.) - Comments from Homeowner on 
<REDACTED>Dear Chair LePage and Planning Commissioners:  
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We are the homeowners on <REDACTED>.  We provide these initial comments 
regarding the proposed replacement of the Hofsas House by the Carmel Legacy.  We 
recently learned of this proposal through the Public Notice and articles in The Carmel 
Pine Cone. 
  
We are reaching out to express our serious concerns about the parking lot size 
and access proposed for the premises.  
  
We have limited information. We expect to learn more at the meeting on December 13 
where I will be present and prepared to address the Commission. 
  
Previously, we reviewed the animation from the Miller architect gallery where a small 
portion of the animation depicts Dolores Street. That animation does not appear to show 
any garage entrance or exit onto Dolores Street. We assumed the hotel would make 
primary use of the Hofsas House existing San Carlos Street semi-circle parking means 
of ingress (entry) into the parking lot from San Carlos (by the hotel lobby), which directs 
cars under the hotel to the rear parking lot, and in turn with egress (exiting) back onto 
San Carlos through the traffic loop that now exists in the Hofsas House parking lot. 
Dolores Street is currently a 3rd and tertiary access point for the hotel and has very little 
traffic. 
  
We were very surprised to read in the December 8-14 Carmel Pine Cone article that 
access to parking would be exclusively from Dolores Street.  This is not shown in the 
animation let alone any of the gallery pictures.  Specifically, The Carmel Pine Cone 
article states: “Driveways on San Carlos will be eliminated, but a porte cochere on 
that frontage will accommodate guests who will have their cars valet parked in the 
garage via a Dolores Street entrance.” We have since attempted to find the parking 
plan in the current design application that is on-line and attached for the meeting 
agenda for 12/13,  but it too is devoid of details showing the ingress/egress. If it’s there, 
it’s certainly not clearly shown. 
  
Based on the statement in The Carmel Pine Cone it appears that the proposal is 
to (a) eliminate 2 out of 3 existing access areas for Hofsas House parking - 
including the primary means of ingress and egress on San Carlos Street; and 
(b) double the number of parking spots from 25 to 50. This will then shunt all of 
this newly generated traffic exclusively onto Dolores Street with the sole means 
of ingress/egress directly facing multiple residential driveways on the heavily 
sloped Dolores Street. 
  
This is a completely unsustainable approach for our dense residential neighborhood 
area. Our small sloped street between the proposed parking lot and 4th Street 
intersection cannot possibly absorb this increase in traffic without causing major 
disruptions to the residences and community in this residential area as well as 
presenting significant safety risks to pedestrian, pets and wildlife. We do not believe 
Dolores Street is a viable manner for primary access to the proposed parking lot (let 
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alone a lot that is being greatly expanded in size) for several reasons. This represents a 
major departure from the current volume of parking and access provided by the Hofsas 
House. 
  
Currently, the Hofsas House parking lot has what appears to be about 25 total parking 
spots.  Primary ingress (entry) is from San Carlos by the hotel lobby on the south side of 
the hotel. The ingress (entry) goes downhill (west) into the rear parking lots. The 25 
spaces are spread across 3 lot areas which helps distribute the traffic when cars 
exit.  Specifically, 12 parking spots place cars in the northeast area of the parking lot 
with arrows directing traffic through a loop that routes vehicles back onto San Carlos by 
the north side of the hotel. The San Carlos entry and exit points essentially from a traffic 
loop for parked cars and is a very sensible design.  The remaining 13 spaces are 
positioned to exit back to San Carlos through the loop, a natural flow direction with the 
traffic loop, or they may egress on Dolores. As a result, there is very mitigated traffic 
impact on Dolores Street, which is beneficial because the lot directly faces several 
residential driveways and the 4th Street intersection is already a challenging one as 
explained below. 
  
On Dolores Street, the Hofsas House parking access directly faces several residential 
driveways including ours.  Dolores is heavily sloped in this area.  We receive already a 
substantial amount of traffic on our small residential street with cars accelerating up the 
slope towards 4th Street and the village and coming downhill heading north.  Shunting 
this high volume of cars in and out directly in front of our residences and driveways on 
the sloped Dolores Street portion that abuts 4th Street would be a tremendous disruption 
to the community here. This would be a major increase in traffic at a small residential 
intersection that already struggles when our village is brimming with visitors. Having 
valets constantly shuttling cars in and out a garage on this tiny portion of Dolores 
Street, now with double the Hofsas House number of parking spots, and then with 
only 1 instead of the 3 existing ingress/egress areas is an unworkable proposal 
on its face. 
  
We also note – and this is very important – this situation is greatly exacerbated 
by the impact of the sloped block on 4th street between Dolores Street and San 
Carlos is already problematic. That block has street parking on both sides, on one 
side adjacent Svendsgaard’s Inn, and on the other side adjacent to Vagabond’s House 
Inn.  Cars attempting to drive up (east) that block on 4th street from Dolores towards 
San Carlos Street often conflict with cars attempting to drive down (west) that same 
block on 4th street from San Carlos Street to Dolores Street.  Often, only 1 vehicle can 
safely navigate at a time which leads to a de facto situation of cars taking turns when 
one car wishes to drive east along that block while another wishes to drive west. It’s a 
constant situation already. 
  
If we are to now have to factor in the 50 cars being driven from the new hotel’s 
lobby from San Carlos, down 4th Street, and then around Dolores Street to the 
proposed garage entrance and the reverse for cars coming out of the garage on 
Dolores then left on 4th Street and then left on San Carlos Street,  one can readily 
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see there is going to be tremendously negative impact on traffic in this tiny area 
of Dolores Street/4th Street/San Carlos Street.  As valets bring cars out of the garage 
up the sloped Dolores Street to the 4th Street stop sign attempting to turn left, they will 
become stuck waiting as cars are coming down the 4th Street block from San Carlos 
Street including regular traffic plus the new valet traffic coming down from San 
Carlos.  As cars back up on Dolores Street waiting to turn left onto 4th (east up the hill), 
just having a few cars lined up on Dolores Street results in blocking multiple residential 
driveways including ours. It’s already difficult enough reversing out of the residences 
onto Dolores Street with existing traffic patterns. Turning this tiny area into a hotel valet 
parking loop for double the cars that Hofsas House currently can park while eliminating 
the lots 2 other access points on San Carlos is not good planning. 
  
If the historic Hofsas House European style bed and breakfast with 38 rooms and 
25 parking spaces, now serviced by 3 access points 2 of which focus on 
ingressing and egressing cars from San Carlos Street, is doubled in size and 
capacity into a much larger hotel as architected (doubling the number of rooms 
and doubling the parking), while eliminating the primary ingress and egress San 
Carlos to direct 100% of the traffic to Dolores Street, this will severely impact the 
residents of Dolores Street and as well the traffic flow for this already congested 
intersection of Dolores Street and 4th Street. This intersection is fed by 3 very sloped 
streets fand is already a challenging point.  Under this proposal, we will endure massive 
increase in traffic entering and exiting the lot directly facing our residential driveways. In 
addition, due the issues with cars navigating 4th street between Dolores Street and San 
Carlos Street, this will lead to back-ups of cars exiting the hotel and waiting at the stop 
sign at 4th Street to turn left onto 4th Street (and back ups at the San Carlos and 
4th Street intersection). This massive increase in cars will be driving on the tiny stretch 
of street between what would be the parking entrance/exit and 4th street, all of which is 
directly adjacent to our residences and driveways on a sloped Dolores. In addition to 
safety issues of having this substantial additional traffic shunted directly at our small 
stretch of street and driveways, this also impedes our ability to back out of 
garages/driveways onto Dolores Street given the congestion. 
  
Moreover, it is worth noting that street parking in this area already is heavily 
congested on 4th Street and Dolores Street. Already the limited spots on Dolores 
Street and 4th Street are enjoyed and coveted by our village workers, hotel guests and 
senior residents of the nearby surrounding buildings.  You can regularly see people 
competing for these spots and cars circling to park particularly during busy times.  There 
is no capacity to bring further cars to the area at this scale.  Doubling the number of 
rooms even with added parking will contribute substantially to vehicles attempting to 
park on the streets in this already congested part of the community while at the same 
time contributing to congestion by circling for parking spots while valets are routinely 
driving cars up and down 4th Street and around our very small Dolores Street block. 
Both directions on Dolores Street directly behind our residential driveways will have 
major increases in traffic making it difficult to enter and exist our driveways. As well this 
creates safety hazards for pedestrians, pets and wildlife. 
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We also note that during any construction, the area on Dolores which again is heavily 
sloped and a very short stretch from 4th Street to the Hofsas House Dolores parking 
access (one of 3 current access points), would be a very difficult area to navigate with 
large scale construction trucks and vehicles.  There are blind spots from the hill. And 
given the slope of this access, it will require construction vehicles to use significant 
braking heading down and acceleration when heading up Dolores Street, which would 
lead to substantial disruption in the area. This stems from the fact that this is a 
residential area with a small sloped street. There are often pedestrians, pets and wildlife 
using the street and the construction plan may present significant risks to safety as well 
as to the natural aspects of the environment in this area of northwest Carmel. 
  
Between the General Plan, Municipal Code, Zoning and many other rules and 
regulations, it is difficult to believe that this project as currently proposed would be 
acceptable.  As this is the very preliminary phase of the process, we encourage the 
design to be re-envisioned to reflect the residential nature of the area and that further 
consideration be given to the number of rooms and to the proposed parking.  The 
current parking loop at Hofsas House with ingress and egress from San Carlos is a 
sensible design. It is not sensible to close those and attempt shunt all of this traffic onto 
Dolores Street.  As this is preliminary, we believe there is ample time to adjust the plans 
to reembrace the San Carlos Street parking loop into the proposed design. 
  
Very truly yours, 
Eric Lamison 
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---------- Forwarded message --------- 
From: Claire Fullerton <REDACTED> 
Date: Tue, Apr 9, 2024 at 10:07 AM 
Subject: The Hofsas House 
To: mwaffle@ci.carmel.ca.us <mwaffle@ci.carmel.ca.us> 
 
 

Dear Ms. Waffle: 
  
As one who enjoyed part-time residency in Carmel-by-the-Sea and one who now regularly visits 
the town, I write to you in full support of the plans I've seen for the Hofsas House. The vision for 
the inn's redevelopment is very much in keeping with Carmel's tenor and ambience and will 
add a sophisticated and attractive quality to its location on San Carlos.   
  
The redesigned inn's use of Carmel sandstone and its lower height will harmoniously blend with 
the area, and I stand with those who support this project.   
  
My impression of the inn's redevelopment plans leads me to believe that the Hofsas House 
itself will be a destination, and I wholeheartedly encourage approval of the inn's updated 
vision.  
  
Very truly yours, 
  
Claire Fullerton 

Malibu, California 

<REDACTED> 
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---------- Forwarded message --------- 
From: Nancy Twomey <REDACTED> 
Date: Mon, Apr 8, 2024 at 1:59 PM 
Subject: DR 2059 & UP 24060 (Hofsas House, Inc.) 
To: Marnie R. Waffle <mwaffle@ci.carmel.ca.us>, Brandon Swanson 
<bswanson@ci.carmel.ca.us> 
 
 

Regarding this item on the Planning Commission Agenda 
 
 
Thank you for the great Staff report on this project. 
 
I fully agree/support the points you've made in this on this staff report & project. 
 
Please accept my formal endorsement for this significant project for our Village. 
 
Regards, 
-- 

Nancy Ann Twomey 

Carmel by the Sea Resident 

C-<REDACTED><REDACTED> 
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---------- Forwarded message --------- 
From: Andrew Chugg <REDACTED> 
Date: Tue, Apr 9, 2024 at 7:42 AM 
Subject: In Support of Stationaery 
To: <ekort@ci.carmel.ca.us> 
Cc: <info@thestationaery.con> 
 
 
Hello - 
 
My name is Andrew Chugg and I am the owner of Wally’s, a soon-to-open retail 
business on San Carlos on a block shared with Stationaery. I am writing to express full 
support of the additional seating in the indoor space. In fact, I chose the location of my 
business based, in part, on the quality and reputation of Stationaery. The owners have 
demonstrated utmost professionalism and dignity through some of the most difficult 
times in their industry. I am certain they will continue to build community through their 
dedication to the restaurant.  
 
Best, 
 
 
Andrew Chugg 
C: <REDACTED> 
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---------- Forwarded message --------- 
From: edeen hill <REDACTED> 
Date: Tue, Apr 9, 2024 at 1:58 PM 
Subject: Portobello Restaurants proposal 
To: ekort@ci.carmel.ca.us <ekort@ci.carmel.ca.us> 
 
 
Dear Evan Kort, 
My name is Edeen Hill and I own Jane Austen at Home in the Court of the Golden 
Bough. We the store owners in The Court of the Golden Bough have had to deal for 
over six years with six feet long glass framed barriers, large umbrellas and their stands, 
large tables, chairs and huge wooden palates left for weeks on end in our courtyard. 
Stacked in front of the back of Portobello Restaurant they have blocked entrance to our 
shops besides being an eye sore and unattractive to our shop fronts. I have personally 
spoken to staff and an owner of the Portobello Restaurant to remove these obstacles so 
many times. When the table at the entrance to our shops and the Portobello Restaurant 
had been placed with four or five customers sitting at it with their strollers and large 
bags hanging off the chairs had made it impossible to see our shops none the less find 
a pathway through past the table which blocks our entrance. I have spoken and have 
been very angry at times with this situation on warm days and on weekends to very little 
avail. They move the table slightly after their customers leave. But being there is no 
communication to other severs or staff the next day, we are left again to beg them to 
move their table so our customers can get through to us and even see that our shops 
are open.  
We all have to make a living. This is not personal. I have always liked and respected 
both Bashar and Faisal (I know Faisal has retired), but this is about Business.  They, we 
are all trying to make our businesses successful in lean and difficult times. The 
Portobello Restaurant are our neighbors and we all need to work together so we all can 
flourish and prosper.  
Sincerely, 
Edeen Hill 
Owner; Jane Austen at Home 
Court of the Golden Bough 
Carmel by the Sea 
California  
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---------- Forwarded message --------- 
From: Philip Rodrigue <info@beebarkandmoss.com> 
Date: Tue, Apr 9, 2024 at 4:07 PM 
Subject: Re: San Carlos Sq. outdoor seating 
To: Brandon Swanson <bswanson@ci.carmel.ca.us> 
 

 

Brandon, 

 

For the purposes of this Wednesday’s melting and in reference to Stationaery’s outdoor 

seating application, I’m forwarding the letter that I have submitted to Chip Rerig 

and  Erin Allen 

>> 

>>> My wife and I run Bee, Bark & Moss in San Carlos Sq. since 2015. We, along side 

some of our other tenants have recently been unceremoniously pushed out of our 

spaces by our landlord who has subsequently ceded all the communal space to one 

business, Staionaery (whilst simultaneously putting the property up for sale). 

>>> There is a distinct pattern of behavior emerging in this town, where landlords are 

conceding the use of communal space in the courtyards and alleyways of Carmel to the 

one dominant tenant. Kathy Sharpe, a painter was recently pushed out of her 13 year 

tenancy by the similarly aggressive encroachment of Toro restaurant in Dolores St. 

>> When we moved into San Carlos Square in 2015 we were one of four artisan stores 

operating alongside Club Jalapeño (+ their three outdoor tables). Now, only one artisan 

store remains, until their lease expires next year. 

>>> Most of the artisan businesses in Carmel operate out of these smaller spaces and 

they are now at risk of being pushed out. We believe that this would be of great 

detriment to the character and economy of this town. 

>>> This Wednesday 10th, both Stationaery and Giovanni have public hearings in their 

attempt to solidify their hold on these communal spaces. 

>>> The property is of course private but nothing should ‘interfere with pedestrian traffic 

through the intra-block walkway’ and a public throughway should be maintained at all 

times. 

>>> Having been in San Carlos Square for every weekend over the last 8-9 years we 

can attest to the fact that this is absolutely not the case. 

>>> Once they become busy, Stationaery put out as many seats and tables as they can 

fit (2 tops become 4 tops, 4 tops become 6) with little or no regard for their neighbors. 

>>> On weekends and when Stationaery is operating at full capacity the walkway is 

consistently blocked both at the access point on San Carlos St. and in the courtyard 

itself. 

>>> The passageway to the side of the restaurant, across from Sterling Huddleson 

Architects becomes an even narrower bottleneck once customers have repositioned 

their chairs and sat down with their dogs/strollers. 

>>> The drawings as presented with the application in this section are not accurate as 

Attachment 15

mailto:info@beebarkandmoss.com
mailto:bswanson@ci.carmel.ca.us


they fail to show both the bay windows and the  planters all of which reduces the width 

of the walkway to an unusable degree. This bottleneck has also led to numerous 

incidents when dog owners have had to intervene to stop/prevent a dog fight.    

>> We would respectfully propose that the two tables to the side of the restaurant 

(opposite SH Architects office) be removed from the planning application, additionally 

the three tables at the entrance to the square. 

>> 

> 

> 

> 

>> I will be attending the public meeting in person on Wednesday afternoon. 

>> I attach my cell # below, should you want to reach me directly. 

> Philip Rodrigue 

> Bee,Bark & Moss 

> <REDACTED> 

> <REDACTED> c. 
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Begin forwarded message: 

From: Michael Cate <REDACTED> 

Date: April 9, 2024 at 11:54:14 PM PDT 

To: bswanson@ci.carmel.ca.us 

Subject: Hofsas House 

Hello Brandon. 

I am writing to you to express my dismay at the direction that the city seems to be allowing the 

owners in the demolition and rebuilding of the Hofsas House, particularly it’s facade on San 

Carlos Street. 

 

As a longtime domicile of this town, I am amazed that with all the talk of historic and character 

preservation of Carmel, that the modern design being presented for the renovation of the Hofsas 

House is even being given discussion. 

 

As stewards of this town I would hope that the planning department and commission would send 

this design back to the owners and architects and insist that the historic relevance of the Hofsas 

House, in all it’s pinkness, be honored and preserved. 

 

So much glass and glare, on all sides, doesn’t seem a good fit. 

 

At one point the owners of this hotel pushed against the wood fires being banished from our 

beach due to the historical tradition of sitting on the sand, enjoying s’mores cooked over a wood 

fire, all components of this event, compliments of the Hofsas House if you were a guest there. Is 

not their building a historic element of this town. 

 

Please consider these points in any discussion of this proposed change. 

 

If possible please forward my comments to the planning commission. 

 

Thank you 

 

Mike Cate 
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---------- Forwarded message --------- 

From: michael marcy <REDACTED> 

Date: Tue, Apr 9, 2024 at 3:02 PM 

Subject: UP 23-384 Use Permit 

To: ekort@ci.carmel.ca.us <ekort@ci.carmel.ca.us> 

Cc: <info@stationaery.com> 

 

Good Afternoon Evan, 

 

I don't believe we have ever met, so it is a pleasure to meet you via email. I wanted to contact 

you in regards to the above subject matter. We at Cultura have felt very fortunate to have the 

Stationaery Team as industry neighbors and leaders over these last several years.  Alissa and 

Anthony have been nothing but supportive of not just us here at Cultura, but to all fellow 

businesses in Carmel, Restaurants and Non Restaurants alike. 

 

We feel that any addition to their space will not only improve their business but all of us who are 

fortunate to call them friends and neighbors. Their success is everyone's success.  The 

Stationaery itself has been a tremendous addition to Carmel as a culinary destination as well as a 

team that genuinely cares about the community. 

 

I hope that you take my brief email into consideration for the applicable use permit as noted. If 

you have any questions, please feel free to contact me anytime. 

 

Thank you for your time and consideration. 

 

Best Regards, 

 

Michael & Team Cultura 

 

 

-- 
Michael Marcy 
General Manager/Managing Partner 
CULTURA - comida y bebida / Carmel 
 

<REDACTED> 
www.culturacarmel.com  
 
Instagram: @culturacarmel 
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---------- Forwarded message --------- 
From: Leslie Pinson <REDACTED> 
Date: Tue, Apr 9, 2024 at 3:29 PM 
Subject: UP 23-384 (Stationaery Restaurant) 
To: ekort@ci.carmel.ca.us <ekort@ci.carmel.ca.us> 
Cc: <info@thestationaery.com> 
 
 

Hi Evan! 
 
My name is Leslie Pinson and I run a barre fitness studio in Carmel Plaza. I also live 
<REDACTED>. I'm writing in full support of the Use Permit Amendment for expanded 
seating at Stationaery Restaurant. I am not only a frequent patron but I'm a very nearby 
neighbor. In fact, as I write this email, I am looking out my studio window at the current 
outdoor seating at Stationaery, that's how close I am.  
 
Anthony and Alissa are incredible business owners and very considerate of all the 
neighbors (business and residential) in our little pocket of community in downtown 
Carmel by the Sea. I support their continued success and growth through additional 
seating capacity.  
 
Thank you for your consideration! 
 
 
-- 
Best, 
  
Leslie 
 

Attachment 18

mailto:ekort@ci.carmel.ca.us
mailto:ekort@ci.carmel.ca.us
mailto:info@thestationaery.com


---------- Forwarded message --------- 
From: Adam Jeselnick <aejarch@gmail.com> 
Date: Tue, Apr 9, 2024 at 5:48 PM 
Subject: Stationaery UP 23-384 
To: Evan Kort <ekort@ci.carmel.ca.us> 
 
 

Evan, 

 

Please find attached a proposed, minor amendment to the seating plan in response to the staff report 

comments. Thank you for your detailed analysis of this application, and I look forward to seeing you at the 

site tour of inspection tomorrow afternoon. 

 

I have reviewed this new layout with the restaurant owners, measured out specific table locations on-site, 

and plan to include this diagram in our presentation to the PC. 

 

24 outdoor seats can be easily accommodated in this courtyard with no adverse effect on the surrounding 

tenants. 

This proposal eliminates the two tables located furthest from the kitchen, and one table located on the 

other side of the path of travel for the intra-block walkway.  

This configuration wraps outdoor seating around the new restaurant pavilion consistent with the zoning 

ordinance. 

Both tables located at the south wall of the restaurant are to be retained, and walkway access can be 

improved by the removal of one large planter. 

 

See additional notes below. 

 

The seating area shall not occupy more than 10 percent of the site area nor more than 30 percent 
of any courtyard. 
AJ: The proposed seating area occupies ~22% of the courtyard. 

 

The area in which the seating is proposed shall be fully contained on private property and shall not 
interfere with automobile or pedestrian traffic on any public right-of-way or through any intra-block 
walkway. 
AJ: The proposed seating is fully contained on private property and does not interfere with pedestrian traffic 
through the intra-block walkway. A minimum walkway width of 5' is maintained throughout the courtyard. 

 

The seating area shall be demarcated by landscaping or other site features to clearly define its outer 
boundaries. The boundaries shall be established to preserve a sense of openness and ease of 
access for pedestrian traffic. 
AJ: All seating is adjacent to existing or proposed indoor seating area, or permanently installed planters. 
Pedestrian traffic is unimpeded by the outdoor seating or circulation of restaurant guests and staff. A 
sense of openness has been enhanced through the following additional measures, at substantial cost to 
the applicant: enclosed, hidden storage of all movable shade umbrellas, removal of all portable patio 

heaters, and removal of unnecessary and obtrusive potted plants.    

 

We acknowledge the building code occupancy limits for the pavilion at 10 indoor seats. 

 

Thank you again. 
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Adam 

 

Adam Jeselnick AIA 

Adam Jeselnick Architect 

adamjeselnick.com 

m.  831.620.5164 

 

 

Attachment 19



3

2

3
2

22

5 5

2

2

2

22

33

33

3

RESTAURANT

RESTAURANT RESTROOMS

BAR

KITCHEN

HOST
STAND

5'-0"

11'-0"

5'
-3

"3'
-0

"
5'

-0
"

PLANTERPLANTER

10
'-0

"

11
'-2

"

4'
-8

"

SA
N

 C
A

RL
O

S 
ST

RE
ET

BUILDING A

BUILDING B

TAKE-AWAY COUNTER

2

4'-0'' AWNING

PEDESTRIAN INTRABLOCK WALKWAY

PEDESTRIAN INTRABLOCK WALKWAY TO MISSION STREET

PLANTER

PLANTER

2

2

RESTAURANT
PAVILION

2

4

DOOR

SLIDING
DOOR

39 SEATS

10 SEATS

2

2

2

2

5'
-0

"10'-0"
(N) SIGN

(E) SIGN

7'
-5

"

9'
-6

"

12'-6"

BOX WINDOW BOX WINDOW

OUTDOOR
SEATING AREA

SAN CARLOS SQUARE
8,000 SF

4,83% 22,07%

LOT
1,749 SF

COURTYARD

SEATING
49 PAX MAX.

INDOOR

24 PAX

OUTDOOR

LEGEND COURTYARD

STATIONÆRY RESTAURANT

OUTDOOR SEATING AREA

THE STATIONÆRY RESTAURANT

CURRENT USE PERMIT BA 82-29  ·   BP 18-114  ·   UP 21-058

NOTES
1. THE  RESTAURANT IS PERMITTED A MAX. OF 49 SEATS
INDOORS.
2. PROJECT INCLUDES NEW COURTYARD PAVILION.

386 SF

GAS HEATER BROMIC (3ut)
TUNGSTEAN SMART-HEAT
300 SERIES+HEAT DEFLECTOR
MOUNT TO WALL

RESTAURANT PAVILION

39 PAX 10 PAX

1/4" = 1'-0"

RESTAURANT
SEATING PLAN

A1RESTAURANT SEATING PLAN
SCALE: 1/4" =1'-0"1

1' 2' 4' 8'

N

4/9/2024

TH
E 

ST
A

TIO
N

Æ
RY

 R
ES

TA
UR

A
N

T
EA

ST
 S

ID
E 

O
F 

SA
N

 C
A

RL
O

S 
BE

TW
EE

N
 5

TH
 A

N
D

 6
TH

C
A

RM
EL

-B
Y-

TH
E-

SE
A

 C
A

LI
FO

RN
IA

  9
39

21

L

E

I

C TECT

A

IHRA

D
CE

NS D
J

C

O

T

IF

A

LCA
TA INROF

E

S

N I

ELS
MA

No. C33090
Renew 3/31/25

E

K

GAS HEATERS SPECS
N.T.S.2

PROPOSED AWNING
IDM WORLDWIDE  - 4' EBONY TRADITIONAL3

Attachment 19



---------- Forwarded message --------- 
From: Braden Sterling <braden@sterlinghuddleson.com> 
Date: Wed, Apr 10, 2024 at 1:05 PM 
Subject: UP 23-384 (Stationaery) 
To: Evan Kort <ekort@ci.carmel.ca.us>, Brandon Swanson 
<bswanson@ci.carmel.ca.us> 
 
 

Good afternoon gentlemen. I am traveling so advanced apologies for the attached letter 
which is being sent to you last minute.  
 
As a business owner who has been in the same location for more than 8 years, I have a 
front row seat to the Stationaery restaurant. I fully support the restaurant but wanted to 
convey conversations and concerns that have been voiced by me to the owners in 
previous years. 
 
Thanks in advance for considering the information. 
 
Braden Sterling 
 
 
Sterling|Huddleson Architecture 
www.sterlinghuddleson.com 
Instagram |Facebook 
Off: 831-624-4363 
Mbl: <REDACTED> 
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P.O. Box 221092 
Carmel CA  93923 
PH. 831.624.4363 
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Date: 04.10.2024 

RE: UP 23-384 (Stationaery)

Dearn Mr. Kort, 

I'm writing in regard to application number UP 23-384 (Stationaery)

As a tenant of San Carlos Square for more than eight years, my architectural office is 
located directly across, south of the Stationaery restaurant. Over the years, we have seen 
many businesses come and go from the courtyard; running a successful business in 
Carmel-by-the Sea can be very challenging. I want to express my admiration for what 
Anthony and Alissa have set out to do and accomplished. Their efforts to revitalize the 
courtyard have not gone unnoticed, and I remain supportive of their endeavor. It's been a 
pleasure to see the positive changes they have brought. Anthony has always remained 
communicative and accommodating towards any/all issues that arise.  

The Purpose of my letter is to show support for the Stationaery restaurant and ensure that 
the handshake agreements I have with Anthony are understood and considered when the 
commission is reviewing th  proposal. I am also voicing concerns that will not surprise 
Anthony as we have discussed and remain in communication.  

The following concerns come from a front row seat observing and experiencing the daily 
routine at the restaurant. 

1. There is a four-top table positioned outside my office window, which was placed on a
trial run and proved to be disruptive to our daily operations, so Anthony has agreed that
this table would only be used on weekends when we are typically not in the office. I
understand staff recommendations to eliminate this, which I support, but I want to voice
the agreement we currently have in place with Anthony and mention that I do not have an
issue with this table location being utilized during the weekends.

2. Two–2 top tables are directly outside our front door in the passageway between the
restaurant and my office. I understand that staff is recommending the removal of one of
these tables. Although I am not particularly against these tables, it’s impossible to
regulate the customers who sit here, which often include children and dogs. This
alleyway is a thoroughfare that connects San Carlos to Mission Street, and its purpose is
for foot traffic to experience the different shops. The tables in this location create a
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P.O. Box 221092 
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bottleneck for a variety of uses, including public traffic, trashcan access to and from the 
street, and our shop doors open outward, encroaching into this alleyway, causing further 
congestion. 

Further, I see there are several plans from the city archives and new drawings from the 
project architect. I do not believe any of the dimensions noted on previous or current 
plans indicate the clear width between the buildings . I have two bay windows 
that project further into this space and I do not see these indicated on the architects’ 
current drawings.  

3. Speaking on behalf of my wife Cicily Sterling who also has a shop within the
courtyard, The Agency real estate office. To convey her concerns, in which she had been
able to hold gatherings within the courtyard to support her business during special event
times in Carmel. It was her corporation’s understanding that the courtyard was communal
and privately owned, so these small gatherings could be hosted in this location, but the
current seating does not accommodate communal use of the courtyard.
The Agency also supports The Stationaery and this is a minor inconvenience given
gatherings would occur 2 to 3 times a year. I see staff is recommending the seating in this
location be revised and although The Agency has no issue with the seats in this location,
perhaps this is something as simple as scheduling and prearranging a date and time with
Anthony Alissa and removing the tables for those events/gatherings.

Thank you in advance for your consideration and understanding of these details. I look 
forward to Anthony and Alissa's continued success with their Stationaery restaurant. 

Best Regards, 

Braden Sterling 

(Via email) 
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---------- Forwarded message --------- 
From: Mark Lye <REDACTED> 
Date: Wed, Apr 10, 2024 at 5:07 PM 
Subject: Fw: UP 23-384 (Stationaery) 
To: Evan Kort <ekort@ci.carmel.ca.us> 
 
 

 
 

Sent from the all new AOL app for iOS 
 
Begin forwarded message: 
 
On Wednesday, April 10, 2024, 4:43 PM, Merri Rawski <merri@pontarrealestate.com> 
wrote: 

Evan: 

  

RE:     UP 23-384 (Stationaery) 

  

It was brought to our attention that there is some potential opposition to the 
updates/change in occupancy of the kiosk on San Carlos Square by our surrounding 
tenants.  This comes as a great surprise, as the owners and I have worked diligently to 
make sure that each occupant is happy and their concerns are addressed.  

  

The owners philosophy is to run a harmonious property where the tenants have the best 
chance at success.  A strong anchor tenant is very important in any mall.  Success 
permeates and everyone benefits.   It is this type of “partnership“  between landlord and 
tenants that create a welcome atmosphere and best use for a property.  

  

BURT BEES 

Philp was a tenant of the kiosk and occupied an additional space (steps away) in the 
same vicinity.  The owner’s felt the Kiosk was a better fit for the restaurant and elected 
to change tenants.  Burt Bees occupied the exact same space and did not have any 
egress issues or complaints as the tenant of the kiosk.  I find the opposition a big 
surprise.  The foot traffic the restaurant brings certainly benefits a retailer such as Burt 
Bees. 
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STERLING | HUDDLESON A R C H I T E C T U R 

Braden Sterling is a current tenant of San Carlos Square and expressed discontent that 
one of the tables set up by Stationaery was in front of one of his 6+ windows.   We 
addressed that issue and Anthony agreed to remove that table from the window front of 
his space.  We are glad to hear his support for Anthony. 

 
The Agency 

I feel that they can still hold courtyard gatherings.  I have not been asked about this by 
them directly. I am sure as the property manager and representative of the owners; we 
can accommodate their request for the 3x per year events.  

  

From my understanding as these are all long-term business in Carmel – that 
agreements were in place and the occupants were all working together!  I hope this 
works out today for the best of all concerned. Merri Pontar – Property Manager 

  

  

  

Merri 

  

Merri Pontar-Rawski 

CA DRE #01214132 

PONTAR REAL ESTATE 

12 Geary Street, Suite 506 

San Francisco CA  94108 

415-421-2877 (ph) 

866-702-8990 (fax) 
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Merri@pontarrealestate.com 

www.pontarrealestate.com 
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---------- Forwarded message --------- 
From: Raul Lopez <raul@goodrootsevents.com> 
Date: Wed, Apr 10, 2024 at 4:10 PM 
Subject: On Behalf of Anthony and Alissa Carnazzo 
To: <ekort@ci.carmel.ca.us> 
 
 

To whom it may concern, 

I am writing to express my enthusiastic support for Anthony and Alissa Carnazzo, the 

dedicated owners of The Stationary. As a member of the community I have witnessed 

firsthand the positive impact they have made in Carmel by The Sea. 

Anthony and Alissa are not only skilled restaurateurs but also compassionate individuals 

who genuinely care about the well-being of our community. Most guest are greeted 

made to feel seen and know how much they are appreciated by Anthony and his family. 

Anthony and Alissa grew and raised a family above their restaurant til they had 

outgrown the space, you might see their family walking through town often. They 

radiate kindness and warmth everywhere they travel about town, contributing to towns 

vibrancy and growth. 

Their commitment to excellence extends far beyond the walls of their restaurant. 

Anthony and Alissa consistently demonstrate a strong work ethic, attention to detail, 

and a passion for culinary innovation. They take pride in sourcing local ingredients, 

supporting neighboring businesses, and creating a dining experience that reflects the 

unique character of our community. 

Moreover, Anthony] and Alissa are actively involved in community initiatives and events, 

generously offering their time, resources, and expertise to support local causes and 

organizations. Whether it's raising awareness or sponsoring community events, they are 

always eager to give back and make a positive difference in the lives of others. 

Their dedication to fostering a sense of community is evident in everything they do, 

from the warm hospitality they extend to their patrons to the inclusive and welcoming 

environment they cultivate within their restaurant. They treat everyone with kindness, 

respect, and genuine care, creating a space where people from all walks of life can come 

together to share a meal and forge meaningful connections. 

In light of their outstanding contributions to our community, I wholeheartedly support 

any initiatives or plans that [Your Friend's Name] and [His/Her Wife's Name] may have 
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to further enhance their restaurant or expand their offerings. They have proven 

themselves to be valuable assets to our neighborhood, and I am confident that any 

endeavors they undertake will only serve to enrich our community even further. 

Thank you for considering my endorsement of Anthony and Alissa and their restaurant. 

Please feel free to contact me if you require any further information. 

Sincerely, 

Raul Lopez 
Events Manager 
<REDACTED> 
raul@goodrootsevents.com 
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION

Staff Report 

April  10, 2024
CORRESPONDENCE

TO: Chair LePage and Planning Commissioners

SUBMITTED
BY:

Leah R. Young, Administrative Coordinator 

APPROVED
BY:

Brandon Swanson, Director of Community Planning and Building 

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

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

Executive Summary:

Recommendation:

Background and Project Description:

Staff Analysis:

Other Project Components:

ATTACHMENTS:
Description
Attachment 1: Four Central Points About Coevolution - Email & Attachment dated 04-09-2024 from L.
Smith



---------- Forwarded message --------- 
From: Linda L. Smith <REDACTED> 

 
Subject: Coevolution!! Essential to understand before making any decision about 
Carmel's urbanized Monterey Pine Forest 
To: Yvette Culver <yculver@ci.carmel.ca.us>, Justin Ono <jono@ci.carmel.ca.us>, Tom 
Ford <tford@ci.carmel.ca.us> 
Cc: Bob Harary <rharary@ci.carmel.ca.us>, Chip Rerig <crerig@ci.carmel.ca.us>, 
Karen FERLITO <ferlito@me.com> 
 
 
Dear Yvette, 
 
Would you please forward this scientific, educational article on Coevolution to the F&B 
Commissioners and Citizen's Advisory Group and consultants prior to the meeting on 
Thursday. And would you also share it with City Council members and Planning 
Commissioners? I've also attached a PDF of it. Many thanks. 
 
Linda Smith 
 
 
"Coevolution is the reciprocal adaptation among interacting organisms, and it is one of 
the major forces that organize biodiversity by linking the genomes of interacting 
species (Thompson and Cunningham, 2002)." 
 
This article is the clearest explanation of coevolution and its relationship to evolution I 
have come across. Coevolution is how biodiversity develops, and this distinction is 
especially critical for decision making in our biodiverse, fragile, rare and endangered 
Monterey Pine Forest. We all need to be up to speed on these scientific basics about the 
forces that have created our magical Place and continue to do so right now. 
 
Linda Smith 
 
 
"Much of evolution is about the coevolution of species with each other. In 
recent years, we have learned that coevolution is much more pervasive, 
dynamic, and relentless than we previously thought. There are four central 
points about coevolution that we should teach the next generation of 
students to help them understand the importance of the coevolutionary 
process in shaping the web of life. (1) Complex organisms require coevolved 
interactions to survive and reproduce. (2) Species-rich ecosystems are built 
on a base of coevolved interactions. (3) Coevolution takes multiple forms 
and generates a diversity of ecological outcomes. (4) Interactions coevolve 
as constantly changing geographic mosaics. 
Much of evolution is coevolution of parasites and hosts, predators and prey, 
competitors, and mutualists. Interacting species impose selection on each 
other, continually reshaping each other's traits and life histories. This 
process of reciprocal evolutionary change driven by natural selection has 
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molded the web of life, resulting in a world that not only has millions of 
species but also tens of millions of interactions among those species. 
Coevolution shapes the internet of life." 
 
Four Central Points About Coevolution - Evolution: Education and Outreach 
 

  

 
Four Central Points About Coevolution - 
Evolution: Education and Outreach 
Thompson, John N. 

Much of evolution is about the coevolution of species with 
each other. In recent years, we have learned that coe... 

 

 

 

 

Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1


	Meeting Agenda
	Monthly Activity Report: March 2024
	DS 23-205 (CRI on Carpenter - Lot 10)
	DS 23-206 (CRI on Carpenter - Lot 12)
	APP 23-368 (Gaya)
	DR 24059 & UP 24060 (Hofsas House, Inc.)
	UP 23-385 (Portabella)
	UP 23-384 (Stationaery)
	UP 23-389 (Carmel Bistro Giovanni)
	DS 23-216 (Workman)
	PUBLIC CORRESPONDENCE: Public Hearings and/or other items appearing on the Agenda
	PUBLIC CORRESPONDENCE: Additional items not associated with Public Hearings and/or other items appearing on the Agenda

