
Design Review Subcommittee (DRSC)
Meeting Date:  June 10, 2020 

PLANNER: David Carrillo, Assistant Planner 

SUBJECT: Conditional Use Permit Amendment 19-405 and Minor 
Cultural Heritage Permit 19-411, La Galette CUP Amendment 
and Exterior Improvements, a request to amend La Galette’s 
CUP to expand the alcohol service area onto adjacent vacant 
suites, and to allow exterior improvements, including additional 
seating on the sidewalk, on the first-level of commercial suites 
located at 612 Avenida Victoria A-E.  

BACKGROUND: 

Site Data 

The project site is a through lot between Avenida Victoria and Coronado Lane located at 
612 Avenida Victoria. The site is within the Pier Bowl Specific Plan which is in the Coastal 
Zone and governed by the City’s Local Coastal Program (LCP). Per the LCP, the site is 
in the Visitor-Serving Commercial District (VSCD), known as the Pedestrian Overlay in 
Pier Bowl Specific Plan. The site’s zoning classification in the Pier Bowl Specific Plan is 
Mixed Use 4 within the Architectural and Pedestrian Overlay Districts (MU4-A-P). See 
Attachment 1 for a location map and Attachment 4 for photographs of existing conditions. 
The site is developed with a three-story commercial building consisting of three vacant 
retail suites and one restaurant (La Galette) on the Victoria street level. Four hotel rooms 
(Villa Del Mar Inn) are located on the second and third level, accessible from Coronado 
Lane. The site has an upward grade difference of approximately 18 feet from west to east 
(from Avenida Victoria to Coronado Lane). Due to the grade difference, the existing 
building is three stories high as viewed from Avenida Victoria, and one-story high as 
viewed from Coronado Lane.  

The subject restaurant, La Galette, currently holds a Conditional Use Permit for indoor 
alcohol service and consumption only, and a Minor Conditional Use Permit for eight 
outdoor seats and four tables on the sidewalk adjoining the restaurant, without alcohol 
service and consumption. Additionally, a Minor Cultural Heritage (MCHP) was approved 
by the Zoning Administrator in 2004 allowing awnings over each opening located on the 
ground level along Avenida Victoria, as seen in Image 1 below. The MCHP staff report 
and resolution is in Attachment 2.  
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AGENDA ITEM: 2-A



 
 

Image 1 – Existing Conditions  

 
 

Project Description 
 
The applicant proposes to expand La Galette’s seating and alcohol service area into 
adjacent suites to the north of La Galette, to occupy the entire ground-level space. 
Currently, the restaurant is approved for 14 indoor seats and eight outdoor seats and four 
tables. The expansion would result in a total of 32 indoor seats and 16 outdoor seats, 
which is a net increase of two parking spaces considering the parking required for the 
previous retail use in the vacant suites. To address parking requirements, the applicant 
is requesting two parking waivers. In conjunction, the applicant intends to work with the 
Public Works Department to create two on-street parking spaces within the Pier Bowl, 
where feasible.  
 
The focus of the DRSC’s review involves two exterior changes: door changeouts and new 
outdoor seating. The applicant proposes to replace six existing three-panel French doors 
and transom windows above each French door with dark brown aluminum roll-up doors 
consisting of horizontal and vertical mullions. Each French door and transom window 
assembly would be replaced with one larger, uninterrupted opening that accommodates 
the roll-up doors. The new openings would maintain the existing width, and would be no 
higher than the top of existing transom windows. The French door and transom window 
at the far left of the west elevation would be replaced with an aluminum security roll-up 
door, matching the frame of all other roll-up doors, to create a covered patio for outdoor 
service and consumption of alcohol. The roll-up doors are proposed to provide additional 
ventilation, an open-feel ambiance, and ocean views. The new patio’s opening would 
remain open during business hours, and secured with the aluminum roll-up door when 
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the restaurant is closed. However, the patio’s roll-up door will consist of a metal mesh 
within panels, instead of glass like the other roll-up doors (See Attachment 3 for an 
example of the roll-up door with the metal mesh). Image 2 below shows a rendering of 
the proposed west elevation drawings and the proposed patio within the yellow circle.  
 
Additionally, the applicant proposes to increase outdoor seating on the sidewalk by eight 
seats and four tables, for a total of 16 outdoor seats and eight tables. The restaurant 
intends to provide all outdoor seating on the sidewalk during morning hours. After morning 
hours, the restaurant would remove all seating from the sidewalk and provide all outdoor 
seating in the new patio. The restaurant’s proposed use of each outdoor area at one time 
is due to seating limitations based parking requirements. Sheet A3.1 of plans in 
Attachment 5 show the outdoor seating in relation to the building and street curb. No 
changes to the existing awnings or the rest of the building are proposed.  
 

Image 2 – Rendering of Proposed West Elevation 
 

 
Why is DRSC Review Required? 
 
The proposed exterior improvements require a Minor Cultural Heritage Permit (MCHP) 
due the project site’s location in the Architectural Overlay District. Per Zoning Ordinance 
Section 17.12.025, the City Planner may refer MCHP projects to the Design Review 
Subcommittee if it is deemed necessary. Since the project is in a highly visible and 
prominent location within the Pier Bowl, the City Planner requires review by the Design 
Review Subcommittee (DRSC). The DRSC reviews architectural design issues, such as 
architectural quality and style, massing, scale, proportions, landscaping, materials, 
design features, and visual impacts on aesthetic resources.  
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ANALYSIS: 
 
The exterior changes, door changeouts and new outdoor seating, are reviewed against 
the Coastal Land Use Plan (LUP), General Plan, updated Pier Bowl Specific Plan 
(approved on December 17, 2019 by the City Council), Bicycle and Pedestrian Master 
Plan, and the Zoning Ordinance.  
 
Collectively, the regulatory policy documents and the Zoning Ordinance encourage the 
following:  
 

• Scale and massing shall be compatible with surrounding buildings 

• High-quality architecture is required in tourist and visitor-serving areas 

• Incrementally move buildings closer to the Spanish Colonial Revival architectural 
style where practical 

• Human scaled building components should be incorporated 

• Restaurants are encouraged to not fully enclose dining areas in order stimulate 
activity on the street   

• Outdoor dining that does not impede pedestrian use of sidewalks is encouraged 

• A pedestrian zone width (sidewalk) of six feet is recommended in mixed use areas 

• The City supports certain commercial uses on public sidewalks in the Pedestrian 
Overlay District when those uses benefit the overall pedestrian environment 

 
New Aluminum Roll-Up Doors 
 
The existing design of the three-panel French doors is in line with the architectural vision 
and goals for the Pier Bowl, which call for designs that are consistent with Spanish 
Colonial Revival architecture. The three-panel French doors are appropriately sized at 
human scale with transom windows above each opening and compatible-sized glass 
panels that help break up the overall height. The proposed aluminum material and open-
feel ambiance that the roll-up doors would provide are consistent with design guidelines, 
pedestrian-oriented goals, and other restaurants in Downtown (Nick’s and Brussels 
Bistro). Additionally, the use of the aluminum roll-up door frame with the metal mesh to 
secure the new patio, is a compatible and decorative alternative to a standard metal 
security gate typically used to secure outdoor spaces. However, the design and height of 
the proposed roll-up doors present an industrial-like appearance incompatible with the 
current human scale provided by the existing French doors and transom windows. 
Therefore, staff recommends that the applicant explore ways to break up the height of the 
proposed openings, and incorporate smaller glass panels, closer to the existing design of 
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the French doors and transom windows. Staff recommends using the top of the central 
main entry door as a horizontal reference line across the façade to guide a breaking point 
and achieve an appropriate scale, as shown on Image 3 below.  
 

Image 3 – Horizontal Reference Line 

Outdoor Seating  
 
As previously stated, La Galette currently has approval for eight seats and four tables on 
the sidewalk adjoining the building. The new eight seats and four tables are proposed to 
match the configuration as the approved outdoor seating, as shown on Sheet A3.1 of 
conceptual plans (Attachment 4). LUP and General Plan Policies, and Pedestrian Overlay 
District Goals support visitor-serving uses and outdoor dining in this area. The current 
outdoor seating was approved to use a five-foot wide section from the building, leaving 
five feet of sidewalk. The Bicycle and Pedestrian Master Plan recommends six feet of 
sidewalk in mixed use areas. However, staff supports the new outdoor seating contingent 
on clearance by the Building and Engineering Division which ensure a sufficient width is 
provided. Currently, the applicant must provide revised plans to the Building Division, prior 
to scheduling the project for a hearing, which show a handicapped outdoor seat, a path 
of travel from inside the restaurant to the accessible outdoor seat, an adequate 
maneuvering area for a wheelchair, and width dimensions on the sidewalk. Additionally, 
the Engineering Division advised the applicant that a condition of approval may be added, 
which requires that all outdoor seating remain south of the main entrance, due to the 
handrail and path behind the ADA ramps. Staff recommends that the applicant address 
all Building Division comments prior to scheduling the project for a public hearing.  
 
 
RECOMMENDATIONS: 
 
Overall, the project would improve the pedestrian ambiance encouraged in the Visitor-
Serving Commercial District and Pier Bowl with the roll-up door concept and increased 
outdoor seating. Staff welcomes feedback from the DRSC on the roll-up doors and 
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outdoor seating, and supports the project, with design modifications and 
recommendations as follows:  
 

1. Explore ways to break up the height of the proposed openings, and incorporate 
smaller glass panels, closer to the existing design of the French doors and transom 
windows. 
 

2. Address all Building Division comments prior to scheduling the project for a public 
hearing.  

 
Attachments: 
 

1. Location Map 
2. MCHP Staff Report and Resolution  
3. Renderings of Proposed Elevations 
4. Photos of Existing Conditions  
5. Plans 

 

6



Eagle Aerial

City of San Clemente

Printed  6/3/2020 @
 5:41 PM

N

0 0.015 0.030.0075
mi

LEGEND
City_500ft_buffer
City Boundary

Historic Structure
Parcel Address Label

Parcels
Historic Structure

Streets RGB
Red:    Band_1

Green: Band_2
Blue:   Band_3

C:
\G

IS
\S

erv
ice

sS
ta

gin
g\P

rin
tSe

rv
ice

s\L
ett

er
_P

or
tra

it.m
xd

7

carrillod
Rectangle

carrillod
Rectangle

carrillod
Rectangle

carrillod
Text Box
ADDRESS: 612 AVENIDA VICTORIA SUITES A-E
LA GALETTE CUP AMENDMENT AND EXTERIOR IMPROVEMENTS

carrillod
Text Box
ATTACHMENT 1

carrillod
Rectangle

carrillod
Rectangle



8

carrillod
Text Box
ATTACHMENT 2



9



10



11



12



13



14



Renderings of Proposed West Elevations

CLOSED PATIO 

OPEN PATIO 
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Photos of Existing Conditions

FRONT VIEW OF BUILDING

CLOSE-UP OF FRENCH DOORS AND 
TRANSOM WINDOWS

SIDE VIEW OF SIDEWALK WIDTH AND 
EXISTING OUTDOOR SEATING
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PROJECT DESCRIPTION AND NARRATIVE 

 

La Galette Creperie (612 Avenida Victoria) currently operates with 14 indoor seats and 8 
outdoor seats.  La Galette has authorization to sell alcohol daily from 6:00 a.m. to 11:00 p.m. 
(indoors only) pursuant to a CUP issued in 2018.  La Galette currently utilizes half of the ground 
floor space in the building.  The second half consists of retail suites that are currently vacant. 

The proposed project involves remodeling the entire ground floor, excepting only the existing 
kitchen area (which will remain unchanged), and operating the entire ground floor as a single 
restaurant space.  The remodel includes:  reducing interior square footage by converting the 
northernmost portion of the ground floor into a covered patio, with a side entrance into the 
interior; the re-configuration of interior space to accommodate 32 interior seats and a second 
bathroom; and façade improvements, including “roll-up” doors that—weather permitting—will 
bring the outside in.  While the owners initiated this remodel application well before the Covid-
19 pandemic, the ability to open the interior restaurant space to outdoor air circulation has 
additional importance now as a measure to reduce novel coronavirus exposure risk.   

In addition to the proposed increase from 14 to 32 interior seats, the applicant seeks an 
increase in outdoor seating, from 8 to 16.  During morning/lunchtime hours, and weather 
permitting, outdoor seating would be in the same general area it is currently (namely, the 
portion of the sidewalk nearest the building).  The outdoor seating lines up with the Pierside 
restaurant’s raised dining patio, which the City permitted to encroach onto the public sidewalk 
as part of the Tropicana Bed & Breakfast project.   

The newly created covered/enclosed patio at 612 Avenida Victoria would be available as an 
area for La Galette patrons to sit while waiting for a table (a bench or two would be placed in 
the patio for that purpose).  In the late afternoon/evening hours (and during inclement 
weather), outdoor seating would be moved to the covered/enclosed patio area.  At that time, 
the benches for waiting patrons would be moved to the sidewalk alongside the building.  The 
application includes a request to allow the sale of alcohol to patrons using outdoor seating on 
the covered/enclosed patio.  
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