
AGENDA ITEM: 2-A 

 
Design Review Subcommittee (DRSC) 

Meeting Date:  February 12, 2020 
 
 

PLANNER: Jonathan Lightfoot, Associate Planner 

SUBJECT: Minor Cultural Heritage Permit (MCHP) 19-035 and 
Discretionary Sign Permit (DSP) 20-044, Beach Hut Deli 
Façade and Signage, a request to remodel the façade of an 
existing commercial building and install more than 25 square feet 
of signage for a business at 1844 N. El Camino Real within the 
MU1-A-CB-CZ zone. 

 
BACKGROUND: 
 
On July 24, 2019, the Design Review Subcommittee (DRSC) reviewed the application for 
façade modifications for the proposed Beach Hut Deli. The staff report from that meeting is 
available as Attachment 2 and provides additional contextual information, such as site data 
and the entitlement history of the property. At the July 24th meeting, the City discussed the 
challenges of incorporating Spanish Colonial Revival (SCR) architecture into an existing 
commercial building initially used as a service station. However, DRSC concurred with staff’s 
position that the proposed plans did not convey a high quality design that would accomplish 
the City’s goal of incrementally moving existing buildings into a style that is compatible and 
reflective of SCR style within the Architectural Overlay. DRSC’s comments and 
recommendations from the preliminary review are available as Attachment 3. Figure 1 below 
shows the building as it existed while occupied by the Kaylani Coffee business. 
 

Figure 1 – Prior Site Conditions 

 
 
Approval Authority:  
 
In accordance with Zoning Ordinance Tables 17.16.100(A) and 17.16.100(B), major and 
minor remodels are reviewed under a Minor Cultural Heritage Permit or Minor Architectural 
Permit subject to Zoning Administrator approval. Projects typically do not require Planning 
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Commission approval unless it involves a new building or 2,000+ square foot addition. 
Although the Design Guidelines impose additional aesthetic standards for projects at 
gateway locations, the Zoning Ordinance does not require a higher level of review for 
gateway projects. However, Municipal Code Section 2.34.010 allows for flexibility in the 
review body as it states: “The Zoning Administrator may also refer applications to the 
Planning Commission for review and final action as appropriate.” At the prior DRSC meeting, 
the Subcommittee recommended that the City Planner and Zoning Administrator refer this 
project to the Planning Commission due to the high visibility of the project site at a gateway 
location, within a visitor-serving area, and adjacent to the beach and a regional 
transportation hub. This recommendation is reflected in the July 24, 2019, meeting minutes. 
Additionally, the applicant has since requested an allowance for sign area greater than 25 
square feet for the business. A Discretionary Sign Permit (DSP) is required to exceed that 
sign area base line within the Architectural (A) Overlay. Planning Commission is the review 
authority for DSP’s, and both entitlements will be reviewed concurrently. 
 
PROJECT DESCRIPTION: 
 
The applicant and property owner, Robert McIntosh, proposes to remodel the existing 
building to reflect SCR architecture. He has hired a new architect, Bill Peters, to resume this 
project. The proposal for exterior improvements accompanies an interior tenant 
improvement to support a new sandwich shop, Beach Hut Deli. There is no proposed 
expansion of the building footprint. Sixteen on-site parking stalls provide a surplus of nine 
stalls above what is required by the Zoning Ordinance.   
 

Figure 2 – Example of Lightweight Roofing (Capo Shores) 
 

 
 
The proposed remodel would unify the exterior cladding by replacing the stone veneer, 
block, and wood shingle siding with smooth white stucco. The existing roof cannot 
structurally support the weight of traditional two-piece clay tiles. Consequently, the applicant 
proposes to use a faux barrel tile as a lightweight alternative to clay tiles. Similar style tiles 
are used at the City Yard on Avenida Pico. Figure 2 provides an example of this roofing 
material on the recently rebuilt Capo Shores community building, which is near the project 
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site (and was also designed by Bill Peters). The front and rear elevations would have a 
stucco moulding over the rake while outrigger beams would serve as faux rafter tails on the 
side elevations. The windows are proposed to be resized and replaced with fiberglass 
frames that have a wooden appearance. The blue awnings would be removed and replaced 
with exposed wooden lintels.  
 
Figures 3 and 4 provide a comparison of the front elevations from the two versions of the 
proposal. There are a few notable improvements from the prior proposal. First, the primary 
entry is accentuated with a pop out covered entry which adds noticeable relief and 
shadowing to the primary elevation. The parking stalls at the front entry have been resized 
to meet current standards and shifted appropriately to provide a paver lined walkway leading 
into this front entry. Pockets for climbing vines are proposed on both sides of the covered 
entry posts to incorporate greenery into the aesthetic. Second, the wing walls are balanced 
with segmented arch openings to provide relief on the primary elevation. Third, a faux 
chimney is proposed to be attached to the rear elevation to help conceal standing pipes. 
This would reduce clutter, provide an SCR accent element, and provide some variation to 
the roofline. Fourth, a simplified oculus vent feature on the rear elevation replaces the pop-
out “SCR element” from the previous iteration that was recommended to be removed by 
staff and DRSC. Finally, the El Camino Real Elevation has been improved to expand the 
posts into stucco clad columns supporting segmented arches that frame the windows 
behind. 
 

Figure 3 –Northwest Elevation from 1st Review 
 

 
 

Figure 4 – Updated Northwest Elevation 
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New signs are also proposed for the building, which will exceed the by-right allowance of 25 
square feet per business. Two wall signs in the shape of a surf board are proposed, one on 
the front elevation facing the parking lot and the other on the El Camino Real side elevation. 
The custom wall signs would be aluminum with halo illuminated pin mounted lettering. A 
blade sign, which does not count towards sign area allowance, is oriented towards the Calle 
Deshecha frontage. The applicant had discussed modifying an existing freestanding sign 
used by the smaller detached Flowers & Friends business at the northern corner of the 
parcel; staff recommends that any potential signage be included for review to limit future 
amendments to the requested entitlements.  
 
Landscape modifications are also proposed around the site. As noted in the prior DRSC 
report, the parcel currently meets the standards for trees and landscape area as prescribed 
by the Zoning Ordinance for the Mixed Use 1 Zoning District. The project would remove turf 
and replace with drought tolerant landscaping. It would also add climbing vines at the front 
entry and along the rear property line fencing which would help to screen the service area. 
 
ANALYSIS: 
 
Development Standards 
 
The building and site comply with applicable development standards, and the project does 
not propose to increase height or floor area. The MU1 zone allows for 0’ setbacks from all 
property lines and 100% lot coverage. Zoning Ordinance Section 17.64.060 requires 10% 
landscaped area within the parking lot and one canopy tree per 5 parking stalls. Both of 
these landscape standards are met as there are already seven palm trees within an existing 
10.5% landscaped area. Project plans are provided as Attachment 4. 
 
General Plan and Design Guidelines Consistency 
 
The site is located in the Architectural Overlay District along North El Camino Real. Staff 
identified applicable policies from the Urban Design and Land Use Elements, specifically 
those that pertain to commercial projects. Staff believes that the project will comply with the 
intent of the Design Guidelines and the goal for SCR partial conversions of existing 
development once a few minor recommendations are incorporated.  
 
The updated design moves the existing building in the direction of the SCR style, which is 
required for major remodels in gateway areas. The project would replace stone veneer and 
wood shingle siding with consistent white stucco. The fiberglass windows and doors are 
proposed to be replaced with factory finish metal options that maintain a gridded character.  
The enhanced front entry along with the other noted improvements in the project description 
contribute to a remodel that will be more compatible with the SCR style and surrounding 
historic resources at North Beach. 
 
Staff is also supportive of the request for signage to exceed the by-right allowance of 25 
square feet per business. Excluding the rear elevation, the building has three elevations that 
face parking or streets, totaling 111 lineal feet. With a DSP, the applicant could request up 
to 111 lineal feet of signage. Here, they are requesting two wall signs totaling under 40 
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square feet. One blade sign is proposed, which can be 6 square feet and is not counted 
towards the sign area for buildings within the A-Overlay. The request is less than 50% of the 
maximum sign area allowance and the proposed signs would each face a different frontage, 
with the largest sign meeting the standard 25 square foot allowance. The proposed wall 
signs are proposed to have halo illumination; illumination is not proposed for the blade sign. 
 
While staff is supportive of the conceptual landscape modifications, additional detail is 
needed in the landscape plans prior to Planning Commission review. Staff recommends that 
the planting palette be limited to low lying drought tolerant plants that are predominately 
California native. As the code standard for trees is already met, staff does not recommend 
that any new trees or plants taller than 6 feet in height be included in the plan. The more 
detailed plans need to be available for comment from the City’s landscape architect and 
Planning Commission’s review. 
 
RECOMMENDATIONS: 
 
The applicant substantially responded to the concerns of staff and the DRSC through the 
alterations that were incorporated into this iteration of the plans. Staff believes that the 
proposed remodel, with some minor alterations and clarifications as noted below, would 
successfully move the building towards an SCR compatible design that would enhance the 
character of the North Beach area.  
 

1. Provide a materials board for the hearing body that includes windows, light fixture 
selections, etc. Hide non-decorative fixtures (i.e., security lights) under rafters or 
partially screen them behind decorative wrought iron grills. The applicant verbally 
confirmed that string lights are still proposed for the patio. These should also be 
indicated on the materials listing. 

2. Push back the curb behind the bike racks and newspaper magazines racks so that 
those furniture items are out of the right of way. Remove the newspaper racks if they 
are no longer in use. 

3. Bury the propane tank. The proposed location meets the setback from property line 
for the existing commercial building but would have an impact on potential 
development on the adjacent City owned lot. Placing the tank underground would 
also reduce the need for extensive screening at the rear. 

4. Staff is supportive of the signage sizes and locations as proposed, and the metal 
material with halo illuminated lettering is appropriate. The applicant should confirm 
whether any alterations to the existing freestanding signage on the site are proposed.  

5. Provide a more detailed landscape plan that includes the planting and irrigation plan. 
The new plants in the proposed palette should be limited to low-lying drought tolerant 
species. 
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CONCLUSION 

 
The project complies with development standards and now conveys a quality SCR partial 
conversion of an existing building. Staff seeks feedback regarding the above 
recommendations and seeks direction on whether DRSC supports the project advancing to 
a Planning Commission hearing.  
 
Attachments:  

1. Location map 
2. Staff report from 7/24/2019 DRSC Meeting 
3. Minutes from 7/24/2019 DRSC Meeting 
4. Plans (by separate cover) 



City of San Clemente
Project: MCHP 19-035
Address: 1844 N El Camino Real E0 40 8020

Feet Feet



AGENDA ITEM: 2-C 

Design Review Subcommittee (DRSC)
Meeting Date:  July 24, 2019 

PLANNER: Jonathan Lightfoot, Assistant Planner 

SUBJECT: Minor Cultural Heritage Permit (MCHP) 19-035, Beach Hut 
Deli Façade, a request to remodel the façade of an existing 
commercial building at 1844 N. El Camino Real within the MU1-
A-CB-CZ zone. 

BACKGROUND: 

Site Data 

The project site is a 12,048 square foot developed commercial lot situated between North 
El Camino Real and Calle Deshecha. The site is within the Mixed Use 1 zoning district and 
is within the Architectural, Central Business, and Coastal Zone overlay zones (MU1-A-CB-
CZ). The lot consists of two buildings, a 1,508 square foot restaurant on the east side of the 
lot and a 112 square foot flower shop in an accessory building on the west side. The existing 
buildings are single-story and separated by a parking lot containing 16 parking stalls. The 
lot abuts the undeveloped City-owned property at 1832 N. El Camino Real and the City-
owned building across Senda de la Playa that is occupied by Urban Bicycle Outfitters. A 
vicinity map is provided as Attachment 1. Figure 1 below shows the building prior to recent 
tenant improvement construction. 

Figure 1 – Prior Site Conditions 

Use and Entitlement History 

The primary building was initially used as a gas station. The building was used for more than 
20 years as a realty office, then converted to a coffee shop in 1996. The accessory building 
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was built for the flower stand in 1991. Photos of the prior use and of the existing building 
under construction are provided as Attachment 2. 
 
The Zoning Administrator (ZA) approved Minor Conditional Use Permit (MCUP) 17-297 and 
Staff Waiver (SW) of a Minor Cultural Heritage Permit (MCHP) 18-105 to allow for indoor 
and outdoor consumption of beer and wine and approving an enclosed patio area with a 
new door access to the restaurant. This approval did not include any building façade 
changes.  
 
The flower shop was established as a temporary use by CUP 90-154 and was initially limited 
to two years. That timeline was extended indefinitely by the Planning Commission in 1993. 
However, there is a condition that the accessory structure must be removed if the flower 
shop ceases operation for 30 days. MCHP 14-257 was approved by the ZA for a 66 square 
foot addition and remodel of the flower shop into a more permanent Spanish Colonial 
Revival (SCR) style that was not constructed. 
 
Why is DRSC Review Required? 
 
The project requires an MCHP for the proposed façade remodel on a commercial building 
within the Architectural Overlay District. MCHP applications require DRSC review per Zoning 
Code Section 17.16.100 if referred by the City Planner. The siding and fenestration have 
already been removed from the building without prior City approvals. The City Planner 
referred the application to DRSC because the project constitutes a major remodel and due 
to the site’s prominent location at the El Camino Real gateway into North Beach. The 
DRSC’s recommendation will be forwarded to the Zoning Administrator, which is the final 
decision-making authority for the project.  
 
PROJECT DESCRIPTION: 
 
The applicant and property owner, Robert McIntosh, proposes to remodel the existing 
building to reflect SCR architecture. The proposal for exterior improvements accompanies 
an interior tenant improvement to support a new sandwich shop, Beach Hut Deli. There is 
no proposed expansion of the building footprint. Sixteen on-site parking stalls provide a 
surplus of nine stalls above what is required by the Zoning Ordinance.   
 

Figure 2 – Proposed Entry, Northwest Elevation 
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The proposed remodel would unify the exterior cladding by replacing the stone veneer, 
block, and wood shingle siding with smooth white stucco. The doors and windows are 
proposed to be replaced with gridded aluminum frames to be painted brown. The blue 
awnings which span multiple window openings are proposed to be removed and replaced 
with exposed wooden lintels. The blue trim is proposed to be repainted brown, with the fascia 
proposed to match the roofing material color. The roofing is proposed to be new lightweight 
metal tiles designed to mimic the look of clay tile roofing. The applicant provides more 
information and justification for use of the proposed metal roof material in Attachment 4.  
 
String lighting is proposed over the patio area. Due to cost concerns for connecting the 
building to natural gas, the applicant proposes use of a propane tank as part of the rear, 
ground-mounted equipment. A pergola is proposed over this equipment as well as over the 
modified trash enclosure. The sidewalk is proposed to be upgraded with pavers to match 
those on the north and northwest property frontage. A variety of ADA upgrades are included 
in the scope of work. 

 
Figure 3 – Proposed Rear Elevation – Southeast 

 

 
ANALYSIS: 
 
Development Standards 
 
The building and site comply with applicable development standards, and the project does 
not propose to increase height or floor area. The MU1 zone allows for 0’ setbacks from all 
property lines and 100% lot coverage. Zoning Ordinance Section 17.64.060 requires 10% 
landscaped area within the parking lot and one canopy tree per 5 parking stalls. Both of 
these landscape standards are met as there are 7 palm trees within 10.5% landscaped area. 
Project plans are provided as Attachment 5. 
 
General Plan and Design Guidelines Consistency 
 
The site is located in the Architectural Overlay District along North El Camino Real. Staff 
identified applicable policies from the Urban Design and Land Use Elements, specifically 
those that pertain to commercial projects. Staff evaluated the project’s consistency with 
those policies (Attachment 3) and determined the project partially complies with the required 
conversion to Spanish Colonial Revival architecture. 
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The design moves the existing building in the direction of the SCR style, which is required 
for major remodels in gateway areas. The project would replace stone veneer and wood 
shingle siding with consistent white stucco. The wooden windows and doors are proposed 
to be replaced with factory finish metal options that maintain a gridded character. An arched 
window and rafter tails are proposed for additional architectural detail. Exposed wooden 
lintels are proposed to replace awnings over the windows and doors on the primary 
elevation. The proposed string lighting is a dark skies friendly style that had been previously 
reviewed by DRSC for the nearby renovation of the OC Fresca restaurant. 
 
However, there are elements that are not consistent with the SCR design guidelines. Staff 
recognizes that the roof cannot structurally support the weight of traditional two-piece clay 
tiles but is concerned about creating a faux-Spanish look with substitute metal tiles. Staff 
seeks DRSC input on other feasible solutions. The project should use details to accentuate 
the primary entry, whether that be an awning, decorative tile surround, decorative SCR light 
fixtures, or a combination of those elements.  
 
The project would also benefit by creating the appearance of a true gable roof. Currently, 
there are wing walls that eliminate the appearance of a roof overhang. These walls are also 
inconsistent lengths: one terminates at the roof edge while another extends slightly beyond 
the roof edge. These wing walls also create an area of dead space on the northeast 
elevation. There was previously a door at this location, which is proposed to be removed. It 
would become concrete flatwork enclosed by the projecting wing wall on either side. This 
area could be modified into a more functional patio space or the concrete could be removed 
in favor of a raised planter. Staff also recommends more functional screening of the 
equipment behind the building. The placement of the above ground propane tank is not 
ideal, and if permitted should be designed or conditioned to have thorough screening. 
Itemized recommendations are listed below. 
 
RECOMMENDATIONS: 
 
Staff recommends the following modifications to improve the project’s conformity with SCR 
design criteria: 
 

1. Modify the projecting wing walls to allow for a consistent roof overhang appearance 
on all elevations.  

2. Accent the primary entry by using a tile surround or by differentiating from the 
windows by using exposed header(s) at one and awning(s) at the other. 

3. Add decorative SCR appropriate light fixtures on either side of the entry. 

4. Convert northeast paved area to a functional patio space or a raised planter. As 
currently designed with extended wing walls, it is concrete dead space. 

5. Increase the height of the rear property line wall so that it can more adequately screen 
any ground mounted equipment on the rear side of the building. Whitewash or stucco 
the wall or add posts with cables and train vines above the existing wall. 
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6. Add landscaping on the rear side of the building where there are currently barren
areas. Use vines on the rear wall where space permits.

7. Add more rafters consistent with the spacing recommendations in the Design
Guidelines.

8. Install a permanent bike rack similar to the design of the City bike racks used at the
Ole Hanson Beach Club.

9. Conceal non-decorative light fixtures (“ELU” on plans) behind iron grills or fascia or
under awnings.

CONCLUSION

The project complies with development standards, but does not yet convey a high quality
SCR design. Staff seeks feedback regarding the above recommendations as well as
additional input from the DRSC on other opportunities to convert to a more true SCR style
building through this renovation. Staff also seeks direction on whether DRSC supports the
project advancing to a Zoning Administrator hearing.

Attachments:

1. Location map
2. Photos of existing conditions and historic North Beach
3. General Plan and Design Guidelines Consistency Analysis
4. Letter from Engineer regarding proposed roofing material
5. Plans
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