
AGENDA ITEM: 2-B 

 
Design Review Subcommittee (DRSC) 

Meeting Date:  March 13, 2019 
 
 

PLANNER: Jonathan Lightfoot, Assistant Planner 

SUBJECT: Site Plan Permit (SPP) 18-663 / Cultural Heritage Permit 
(CHP) 18-664, North Beach Bed & Breakfast, a request to 
construct a Bed and Breakfast Inn with one primary residence 
and three guest rooms within the NC2-A-AH-CZ zone at 1410 
Calle Mirador. 

 
BACKGROUND: 
 
Site Data 
 

The project site is a vacant 4,740 square-foot through lot between North El Camino Real 
and Calle Mirador. The site is within the Neighborhood Commercial 2 zoning district and is 
within the Architectural, Affordable Housing, and Coastal Zone overlay zones (NC2-A-AH-
CZ). The site is undeveloped and does not have any prior approved entitlements. 
 
The site abuts an unoccupied commercial building to the south and Kelly Moore Paints to 
the north. Residences within the Residential Medium (RM) zoning district are located to the 
west across Calle Mirador. Retail and office uses within the Neighborhood Commercial 
(NC1.2) zoning district and West Pico Corridor Specific Plan are located to the east across 
North El Camino Real.   Restaurants, offices, retail stores, a Chabad, apartments in a historic 
building (San Clemente Inn at 1426 N. El Camino Real), and the Rodeway Inn hotel are 
located near the project site. 

Figure 1 – Existing Site Conditions 

 
 
Why is DRSC Review Required? 
 
The proposed bed and breakfast requires a Site Plan Permit (SPP) and a Cultural Heritage 
Permit (CHP) as a new non-residential building within the NC2 zoning district and 
Architectural Overlay District. SPP applications require DRSC review per Zoning Code 
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Section 17.16.050. CHP applications also require DRSC review per 17.16.100. The DRSC’s 
recommendation will be forwarded to the Planning Commission, which is the final decision-
making authority for the project.  
 
PROJECT DESCRIPTION: 
 
Architect Michael Luna, on behalf of property owners Eric and Loreen Spink, proposes to 
construct a new bed and breakfast with three guest units below a top-level owner’s unit. The 
structure is proposed to encompass 2,343 square feet of living area, 659 square feet of 
garage area, and 830 square feet of deck area. The owner’s unit is 1,115 square feet in 
area. The guest rooms are each about 350 square feet in area and have access to a shared 
laundry room, parlor, and an outdoor covered dining area with a buffet.  
 
Required on-site parking includes three garage spaces and two uncovered motorcourt 
spaces along the project’s Calle Mirador frontage. The primary entry is also on the Calle 
Mirador frontage and is accessed through a courtyard. Pedestrian access to El Camino Real 
is provided by a pathway and gate, which is accessible to all of the guest rooms. The project 
has the appearance of three stories from El Camino Real, but is a two-story building that 
steps up the hillside. There is a 15-foot grade change from the lot line along El Camino Real 
up to the higher frontage along Calle Mirador.  
 
The project incorporates Spanish Colonial Revival (SCR) architecture and has the 
appearance of a large single family home. The building is characterized by varied roof lines 
and pitches with red two-piece clay tile. The central roof is an elegant pyramid hip, capped 
by a precast concrete finial. The elevations are clad with smooth white stucco. The 
fenestration includes a mix of metal clad rectangular and arched windows with divided lites 
and an oriel window on the front elevation. The primary entrance is set back from the front 
elevation through a small courtyard with a wing wall that has an arched access. The project 
also includes extensive deck and patio spaces that add variety and depth to the elevations. 
Additional architectural features include clay planter pots, a cantilevered staircase, and a 
trellised patio cover. 

 
Figure 2 – Proposed Front and Rear Elevations 
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ANALYSIS: 
 
“Bed and breakfast inn” uses with less than five guest rooms are permitted by right in the 
NC2 zone. Bed and breakfast inns are regulated by special use standards (Zoning 
Ordinance Section 17.28.090), as shown in Table 1 below.  
 

Table 1 – Development Standards 

Standard Zoning 
Ordinance 

Proposed 
Complies with 

the Code 

Lot Coverage 
(Maximum) 

60% 44% Yes 

Floor Area Ratio (FAR)* .5 .494 Yes 

Setbacks (Minimum) 0’ Varies Yes 

Building Height 
(Maximum): 

   

Top of Plate 26’ 19.6’ Yes 

Top of Roof 33’ 32.7’ Yes 

Stories 2 2 Yes** 

Density 
1 guest unit per 

500 sf of lot  
(9 units) 

3 guest units Yes 

Parking (Minimum) 5 spaces 5 spaces Yes 

Landscape 
Minimum 10% of 

lot area 
17.5% Yes 

* “Floor area ratio” is defined as the total gross floor area, excluding parking structures, interior stairways, and 
nonhabitable subterranean floors, of all buildings on a lot divided by the lot area. 

** “Basement” is defined as any portion of a building which has at least 60 percent or more of the story height 
below finished grade. Plans include sections indicating that no portion exceeds two stories above a basement. 
 

General Plan and Design Guidelines Consistency 
 
The site is located in the Architectural Overlay District along North El Camino Real. The 
project is required to incorporate a Spanish architectural style, such as Mission, Monterey, 
or Spanish Colonial Revival. Staff identified applicable policies from the Urban Design and 
Land Use element, specifically those that pertain to commercial projects in gateway 
locations. The site plan and renderings convey a high quality project that meets the intent of 
these design guidelines, as discussed in Tables 2 and 3 below. 
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Table 2 – Relevant General Plan Policies 

Policy Project Consistency 

Land Use – 10.06. Quality 
Development. We require that site, 
building and landscape development be 
of high quality design and materials and 
that promote pedestrian activity, in 
accordance with the Urban Design 
Element, North Beach Specific Plan and 
Zoning Ordinance. 
 

Consistent.  The proposed project 
reflects a high quality SCR design that 
integrates indoor/outdoor spaces, 
pedestrian access, and landscape 
improvements to the site. 

Urban Design – 3.03. Buffers and 
Setbacks. We require that new uses 
and buildings, characterized by differing 
functions, activities, density, scale and 
massing, to provide conditions of 
approval, landscaped buffers and/or 
setbacks between uses to prevent or 
reduce adverse impacts. 
 

Consistent.  Along the Calle Mirador 
frontage, the project has a significant 
width of drive aisle. However, decorative 
permeable pavers and landscaping 
convey a residential elevation that 
blends well with the residences across 
the street. 

Urban Design – 5.01. Outdoor Spaces. 
For multi-family residential, mixed use 
and commercial development, we 
require integration of outdoor spaces into 
the architectural and site designs by 
encouraging the use of courtyards, 
patios, paseos, plazas, gardens, covered 
walkways, rooftop terraces, verandas 
and other outdoor spaces enclosed by 
architectural or landscape elements, and 
encourage the same for other types of 
development. 
 

Consistent.  The decks and patio spaces 
provide opportunities for indoor/outdoor 
transitions and add variation and relief to 
the building’s massing. They also add 
architectural accents that draw attention 
to the outdoor living spaces. 

Urban Design – 5.07. Other Spanish 
Architecture. New buildings and major 
building remodels may utilize either 
Spanish Colonial Revival or other 
Spanish Architecture on North El 
Camino Real between West Avenida 
Palizada and Calle Los Bolas, and on 
South El Camino Real between Avenida 
Rosa and Interstate-5, per the Design 
Guidelines. 
 
 

Consistent.  The proposed design uses 
Spanish Colonial Revival Architecture.  
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Policy Project Consistency 

Urban Design – 5.10. Scale and 
Massing. We require that the scale and 
massing of development be compatible 
with its surroundings and with the 
General Plan, applicable specific plan 
and or area plan. 

Consistent. The building would be larger 
than those on immediately adjacent 
parcels. However, it is similar in scale to 
nearby residences (101 Ave del Reposo) 
and commercial buildings (1401 El 
Camino Real). The Rodeway Inn at 1301 
El Camino Real is partially a 3 story 
development. 
 

Economic Development – 4.02: North 
Beach. We require initiatives, 
investments, and development approvals 
for the North Beach area to contribute to 
our vision of the area as a multi-modal, 
mixed use entertainment and recreation 
district that emphasizes the pedestrian 
experience and preserves and enhances 
its key assets. These assets are views of 
the ocean, access to the beach, a rich 
inventory of historic resources, access to 
recreational opportunities and numerous 
shops and services for residents and 
visitors alike. 

Consistent. A bed and breakfast 
provides a transitional development that 
blends well between the residential 
neighborhood west of Calle Mirador and 
the commercial development along El 
Camino Real. The project provides an 
overnight tourist accommodation within 
walking or biking distance of North 
Beach. 

 

Table 3 – Relevant Design Guidelines 

Design Guideline Project Consistency 

Design Guidelines II.6. Internal Site 
Design.  Provide pedestrian circulation, 
pedestrian amenities, and bicycle 
facilities in all site plan proposals. 

Partially consistent. The site plan 
provides pedestrian access through the 
lot down to El Camino Real within short 
distance of service, retail, and restaurant 
options. Bike racks are not proposed. 
 

Design Guidelines II.6. Internal Site 
Design.  Use planting to define outdoor 
spaces, soften the impact of buildings, 
and parking areas, screen parking and 
service areas from public view and 
create visual linkages to neighboring 
development. 
 

Consistent.  Along the Calle Mirador 
frontage, the project has a significant 
width of drive aisle on the Mirador 
frontage. However, decorative permeable 
pavers and landscaping convey a 
residential elevation that blends well with 
the residences across the street. 
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Design Guideline Project Consistency 

Design Guidelines III.C.1. Landscape 
Street Edge. Provide an area of 
Landscaped Street Edge along all front 
and side street property lines.  The 
Landscaped Street Edge should be 
composed of plantings, earth berms, 
and/or low walls.  Storage yards, 
loading areas, parking, or similar uses 
should not be located in this area. 
 

Consistent. The project provides an 
attractive street edge including landscape 
improvements on site and within the 
parkway. Permeable pavers and 
crisscrossed turf are used for the motor 
court to reduce the amount of concrete 
along the frontage of Calle Mirador. 

Design Guidelines II.C.3.d. Building 
Materials, Color, and Texture: white, off 
white, or earth tone cement 
plaster/stucco finishes are encouraged; 
windows should be wood framed or 
non-corrosive metal finish; awnings are 
encouraged; dark and reflective glass 
are discouraged; exposed wood 
structural members are encouraged. 
exposed wood structural members are 
encouraged. 

Consistent. The project proposes red clay 
tile, smooth white stucco, metal finish 
windows, awnings, and exposed wood 
structural members. 

 

RECOMMENDATIONS: 
 
To improve the project’s consistency with the Design Guidelines, staff recommends the 
following modifications (with visual samples provided in Attachment 2) for greater 
architectural quality and consistency with the Design Guidelines.:   
 

1. Utilize an arched trellis within the stucco recess on the left elevation. 

2. Use larger shutters to match the size of the windows or use an alternate detail such 
as an awning if needed to maintain spacing on the elevations. Arched shutters would 
be an attractive addition on the El Camino Real elevation. 

3. Identify the type of metal clad windows intended for use as well as the type of light 
fixtures within a sample materials sheet. The awnings are indicated as a charcoal 
color. Staff prefers that the awnings use one of the green accent colors from the color 
palette instead as colorful awnings are more typical for SCR residences. 

4. If necessary, submit a Minor Exception Permit to allow the retaining wall that is 
supporting the driveway. The proposed retaining wall appears to exceed six feet in 
height. This comment was provided during the Design Management Team (DMT) 
review. 
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CONCLUSION 
 

The project uses high quality SCR architecture and provides an attractive street scene to 
develop a vacant lot. Staff seeks feedback regarding the above recommendations, as well 
as direction on whether DRSC supports the project advancing to a Planning Commission 
hearing. 
 
Attachments: 

 
1. Location map 
2. Photos of existing conditions 
3. Colored Elevations 
4. Plans 



City of San Clemente
Project: North Beach Bed & Breakfast
Address: 1410 Calle Mirador E0 110 22055

Feet Feet

ATTACHMENT 1
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