
AGENDA ITEM 2-B 
 

 
Design Review Subcommittee (DRSC) 

Meeting Date:  January 26, 2021 
 
 

PLANNER: David Carrillo, Assistant Planner  

SUBJECT: Staff Waiver of a Minor Architectural Permit 21-278, SC 
Ranch Market Gazebo, a request to consider a detached patio 
cover for use as an outdoor display area in conjunction with a 
market.  

 
BACKGROUND: 

Site Data 
 
The project site is a 27,072 square foot lot with located on the eastern edge of a residential 
neighborhood, within a minor gateway. The site is developed with a two-story commercial 
building, a trash enclosure, overhead utility lines, and parking lot with 43 parking spaces. 
The building is currently occupied by a market (SC Ranch Market) on the first level, and 
offices on the second level. Surrounding land uses include commercial to the north, 
residential to the east and south, residential and commercial to the west. The site is in the 
Neighborhood Commercial 1.2 Zone and Affordable Housing and Coastal Zone Overlay 
Districts (NC1.2-AH-CZ), and within the Coastal Exclusion Order Area. Image 1 below is 
an aerial view of the site.  
 

Image 1 – Site Aerial View 
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Previous Approval  
 
On April 22, 2021, the Zoning Administrator approved Minor Architectural Permit 20-220 
and Minor Conditional Use Permit 21-004 to allow an outdoor display area, a storage 
addition, and exterior improvements. See Attachment 2 for the Zoning Administrator staff 
report and resolution. The project was reviewed by the Design Review Subcommittee 
(DRSC) on February 10, 2021. At the DRSC meeting, there were concerns with a 
detached patio cover proposed over the outdoor display area due to the patio cover’s 
design and use of corrugated metal material. To allow the project to move forward to the 
Zoning Administrator, the subcommittee suggested that the detached patio cover be 
removed from the scope of work, and that it return to the DRSC as a staff waiver for 
further design review. The applicant agreed with the DRSC and removed the detached 
patio cover from the project with the understanding that the detached patio cover will 
return to the DRSC for review. See Attachment 3 for the DRSC staff report and minutes.  
 
Project Description 
 
The applicant proposes a detached patio cover over a previously approved outdoor 
display area, in an effort to address previous DRSC concerns related to a detached patio 
cover. See Attachment 4 for plans showing the location of the outdoor display area. The 
detached patio cover is intended to permanently define the approved outdoor display area 
that will be used by SC Ranch Market for display of goods sold at the market. Proposed 
materials consist of wood and metal as shown in Image 2 below. For security, the 
applicant is proposing to use corrugated metal where the openings exist on the image 
below, when the market is closed. The applicant is also proposing lighting consistent with 
the market’s remodel, and seating for customers as shown on Image 2. The landscaping 
and wooden platform shown on Image 2 is not proposed by the applicant. The patio cover 
is 120 square feet and will not exceed 15 feet in height.  
 

Image 2 – 3D Rendering of Proposed Patio Cover 
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Why is DRSC Review Required? 
 
The project requires a Staff Waiver of a Minor Architectural Permit (MAP) for the new 
accessory structure. Zoning Ordinance Section 17.12.025 allows the City Planner to 
determine if a Staff Waiver of a MAP requires review by the Design Review Subcommittee 
(DRSC) if deemed necessary. Due to the project’s visibility from the public right-of-way, 
and previous direction from the DRSC, the City Planner determined DRSC review is 
required.  

ANALYSIS: 

The proposed detached patio cover was reviewed against the General Plan Policy and 
Design Guideline listed below.  

• General Plan Policy UD-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. 

• Design Guideline II.B. Relationship to Neighboring Development. All development 
proposals should demonstrate sensitivity to the contextual influences of adjacent 
properties and the neighborhood. A diligent effort should be made to orchestrate 
careful relationships between old and new. 

The patio cover was reviewed for compatibility with the surrounding neighborhood and 
with the primary commercial building on site where SC Ranch Market operates. The 
proposed patio cover is an improvement to the initial proposal submitted to the City in 
2021. Image 3 below is the initial proposal.  
 

Image 3 – Initial Patio Cover Proposal 
 

 
 
Staff believes the proposed patio cover better complements the approved façade remodel 
(Attachment 4) for the market, and is consistent with surrounding development with 
regards to scale, massing, and design. The patio cover design matches the contemporary 
style of the primary building with it’s flat roof and mix of materials consisting of white and 
dark metal. However, due to previous concerns by the DRSC regarding the use of 
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corrugated metal on the detached patio cover and the property’s location within a minor 
gateway, staff encourages the applicant to use an alternate material to secure the outdoor 
display area when the market closes. Additionally, for improved cohesiveness between 
the patio cover and the primary building, staff recommends that the proposed dark metal 
on the patio cover match the grey wood trim color on the primary building.  
 
RECOMMENDATIONS: 
 
Staff is supportive of the overall design of the proposed patio cover. However, to improve 
consistency with the General Plan and Design Guidelines, staff recommends slight 
changes to materials and color. Staff also seeks feedback from the Design Review 
Subcommittee on an appropriate material to use to secure the patio cover when the 
market is closed.   
 

1. Use an alternate material to secure the outdoor display area when the market 
closes.  

2. Use a dark grey color on the proposed metal to match the trim color of the primary 
building.  

 
Attachments: 
 

1. Location Map 
2. Zoning Administrator Staff Report and Resolution - April 22, 2021 
3. Design Review Subcommittee Staff Report and Minutes - February 10, 2021 
4. Previously Approved Plans – Façade Remodel  
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       AGENDA ITEM: 4-C 

 

 

 

  STAFF REPORT 
 

SAN CLEMENTE ZONING ADMINISTRATOR 
 

Meeting Date: April 22, 2021 

 
PLANNER: David Carrillo, Assistant Planner  

SUBJECT: Minor Architectural Permit 20-220 and Minor Conditional Use 
Permit 21-004, SC Ranch Market Remodel and Outdoor 
Display Area, a request to consider an outdoor display area, a 
storage addition, and exterior improvements to an existing 5,300 
square-foot commercial building located in the NC1.2 (AH-CZ) 
Zone. 
 

LOCATION: 101 West El Portal 

ZONING/GENERAL 
PLAN: 

Neighborhood Commercial 1.2 Zoning district and Affordable 
Housing and Coastal Zone Overlay districts (NC1.2-AH-CZ) 

 
PROJECT SUMMARY:  
 

 The project site is a 27,072 square foot lot located on the eastern edge of a residential 
neighborhood, within a minor gateway. The site is developed with a two-story 
commercial building, a trash enclosure, overhead utility lines, and parking lot with 43 
parking spaces. The building is currently occupied by a market on the first level, and 
an office and tattoo shop on the second level. Surrounding land uses include 
commercial to the north, residential to the east and south, residential and commercial 
to the west. Figure 1 below is an aerial image of the site.  

 
Figure 1 – Existing Site Conditions 
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 Since the project site is in the Coastal Exclusion Order Area, review by the California 
Coastal Commission is not required.  

 The applicant proposes exterior improvements consisting of the following:  
1) Façade remodel 
2) 510 square foot storage addition 
3) 310 square foot patio cover 
4) New shopping cart corral 
5) New block wall and gate  
6) Trash enclosure remodel  

 The exterior improvements use modern architectural style consisting of new materials 
and paint such as corrugated metal, white and grey horizontal wood siding, white 
stucco, brown metal railing, dark grey wood trim, and black gooseneck lighting 
fixtures. See Attachment 7 for colored elevation drawings. Additionally, the applicant 
proposes to operate an outdoor display area within a planter area at the northeast 
corner of the lot for the sale of plants and flowers currently sold at the market. Non-
fixed, moveable wooden display stands that match the primary building’s dark grey 
accent color would display plants and flowers on an existing concrete slab within the 
planter area (Attachment 4).  

 The storage addition will accommodate the market’s growth and need for more 
storage of products and equipment. The new patio cover is proposed to provide 
shelter from the elements for customers occupying the walkway below the patio cover. 
Currently, the market does not provide any shopping carts. However, the new cart 
corral will allow the market to provide shopping carts and a designated area for the 
storage of carts during hours of operation. The new block wall and gate adjacent to 
the storage addition, see plans on Attachment 7 for reference, is proposed to improve 
security on site and to discourage the use of the subject area by non-employees when 
the market is closed. The trash enclosure will be remodeled to match the new 
materials proposed on the primary building, in response to staff and Design Review 
Subcommittee recommendations. 

 Zoning Ordinance Section 17.16.100 requires Zoning Administrator approval of a 
Minor Architectural Permit (MAP) to allow additions of less than 2,000 square feet, 
new accessory structures, and minor exterior alterations.  

 Zoning Ordinance Section 17.28.210 requires approval of a Minor Conditional Use 
Permit (MCUP) to allow an accessory outdoor display area for grocery stores, which 
would allow the proposed outdoor display of plants and flowers. 

 Spanish Colonial Revival architecture is not required given that the property is not 
within the Architectural Overlay District, not a historic resource, nor does the subject 
building currently have Spanish Colonial Revival architecture. 

 On February 10, 2021 the Design Review Subcommittee (DRSC) reviewed the project 
and supports it as proposed. Although the DRSC supports the project as proposed, it 
recommended that additional landscaping be provided around the primary building, 
and that a landscape plan and lighting plan be provided to further improve the site. At 
the meeting, the applicant agreed with the recommendations, but explained that the 
recommendations will be addressed on a second-phase site improvement plan that is 
forthcoming. The DRSC received the applicant’s response and believed findings can 
still be made to support the project.  For details, refer to Attachment 5 for the DRSC 
meeting minutes and staff report.  
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 To allow an outdoor display area, minimum standards outlined in Zoning Ordinance 
Section 17.28.210 must be met. The proposed outdoor display area meets all 
standards as shown in Attachment 6.  

 The City’s Traffic Engineer supported staff’s recommendation to add speed bumps 
and a painted crosswalk across the drive aisle in between the primary building and 
the outdoor display area to improve pedestrian safety. Staff anticipates that the 
crosswalk and speed bumps will encourage vehicles to enter and exit the parking lot 
at a slower speed when driving near the crosswalk for a safer pedestrian zone.  

 The project meets required findings for approval because:  

o The project does not change the scale, mass, and form of the existing two-story 
building, which is consistent with two-story commercial and residential buildings 
within the neighborhood. 

o The project improves the building’s façade by providing more articulate modern 
architecture with new durable materials such as wood and metal. The arrangement 
of proposed materials and colors provide contrast throughout the building and help 
define wall planes and openings. 

o The project is limited to minor exterior improvements and maintains the use of the 
site as a market with an office and tattoo shop on the second floor supported my 
ample on-site parking. 

o The outdoor display area is proposed within an existing planter area and does not 
negatively affect vehicle circulation, and compliance with other development 
standards related to landscaping, lot coverage, and parking. 

o Ample parking is provided to support the additional parking space required for the 
outdoor display area. 

 The project is Categorically Exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15301 (Class 1: Existing Facilities) and 
15303 (Class 3: New Construction or Conversion of Small Structures) because the 
project involves an attached patio cover, a façade remodel, and an addition less than 50 
percent of the primary building’s floor area. 

 Public comments have been received for this item in support of the project. 

 
RECOMMENDATION 
 
Staff recommends that the Zoning Administrator: 
             

1. Determine the project is Categorically Exempt from the requirements of the CEQA 
pursuant to CEQA Guidelines Section 15301 (Class 1: Existing Facilities) and 15303 
(Class 3: New Construction or Conversion of Small Structures); and  
 

2. Adopt Resolution ZA 21-010, approving Minor Architectural Permit (MAP) 20-220 
and Minor Conditional Use Permit (MCUP) 21-004, SC Ranch Market Remodel and 
Outdoor Display Area, subject to attached conditions of approval. 

  
Attachments:  

1.  Resolution ZA 21-010 
Exhibit A - Conditions of Approval 

2.  Location Map 
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3.  Photos 
4. Example of Outdoor Plant and Flower Display Stands  
5.  DRSC Minutes and Staff Report dated February 10, 2021 
6. Outdoor Display Area Standards 
7.  Plans 
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AGENDA ITEM 2-A 
 

 
Design Review Subcommittee (DRSC) 

Meeting Date:  February 10, 2021 
 
PLANNER: David Carrillo, Assistant Planner 

 
 

SUBJECT: Minor Architectural Permit 20-220, SC Ranch Market 
Remodel, a request to consider a storage addition and exterior 
improvements to an existing 5,300 square-foot commercial 
building and site located in the NC1.2 (AH-CZ) Zone at 101 West 
El Portal.  
 

BACKGROUND: 

Site Data 
 
The project site is a 27,072 square foot lot with a modest downward slope from east to 
west, and located on the eastern edge of a residential neighborhood, within a minor 
gateway. The site is developed with a two-story commercial building, a trash enclosure, 
overhead utility lines, and parking lot with 43 parking spaces. The building is currently 
occupied by a market on the first level, and offices on the second level. The trash 
enclosure is located on the northeastern side of the lot and accessed via the adjacent 
alley. The parking lot consists of one light pole in the center of the site, and planter areas 
with a variety of landscaping including trees, bushes, and plants. To the south rear side 
of the building, a chain link fence encloses a storage area with two prefabricated storage 
sheds. Surrounding land uses include commercial to the north, residential to the east and 
south, residential and commercial to the west. The site is in the Neighborhood 
Commercial 1.2 Zone and Affordable Housing and Coastal Zone Overlay Districts 
(NC1.2-AH-CZ), and within the Coastal Exclusion Order Area. Image 1 below is an aerial 
view of the site. See Attachment 2 for photos of existing conditions.  
 

Image 1 – Site Aerial View 
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Project Description 
 
The applicant proposes exterior improvements consisting of the following: 1) a façade 
remodel; 2) a 510 square foot storage addition; 3) a 310 square foot patio cover; 4) a 
prefabricated detached patio cover; 5) a new shopping cart corral; and 6) a new block 
wall and gate.  
 
The façade remodel provides a more modern style of architecture consisting of new 
materials and paint such as corrugated metal, white and grey horizontal wood siding, 
white stucco, brown metal railing, dark grey wood trim, and black gooseneck lighting 
fixtures. Image 2 below is the proposed front elevation drawing showing new materials 
and paint on the existing building. (The mural shown below is informational only and will 
be reviewed separately by staff under a Mural Permit.) On the front elevation, corrugated 
metal is proposed as a parapet to screen rooftop equipment. Attachment 6 includes a full 
set of proposed elevation drawings. The new covered patio, shown below in Image 2, is 
proposed on the front side of the building over an existing walkway, and would be made 
of wood and painted dark grey.   
 

Image 2 – Proposed North (Front) Elevation 
 

 
 
The storage addition consists of a dark grey wood fascia, and light grey roll-up doors and 
stucco. The new storage area would be located on the southeastern side of the building 
and will accommodate the market’s growth and need for more storage of products and 
equipment. The detached prefabricated patio cover is proposed on the northern corner of 
the lot near the junction of the alley and West El Portal. [It] is made up of wood with a 
metal solid roof. The applicant proposes to paint the wood grey to match trims on the 
primary building. The patio cover would provide coverage for outdoor display of flowers 
and plants, and seating without dining tables. This corner area would include new 
corrugated metal fencing and gates enclosing the space, landscaping between the 
corrugated metal fence/gates and the adjoining sidewalk. Image 3 below is the proposed 
alley-facing elevation showing the new storage addition and prefabricated patio cover. 
(The applicant has been informed that payment of a Minor Conditional Use Permit fee 
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must be submitted to review the permanent outdoor display use concurrently with the 
exterior improvements).  
 
 

Image 3 – Proposed East Elevation  
 

 
The cart corral is comprised of corrugated metal and the building serving as flanking 
barriers. The corral is proposed on the east side of the building as shown in Image 3 
above. The corral would assist in maintaining the site free from unattended carts. 
Additionally, an enclosure made of block wall and metal gate is proposed adjacent to the 
new storage addition, for additional outdoor storage.  
 
A digital materials board is provided in Attachment 3, which includes examples of the 
proposed prefabricated patio cover (“gazebo”), light fixtures, and roll up doors. 
 
The new signage shown on plans is provided for informational purposes only. Signage 
will be administratively reviewed under and Administrative Sign Permit, separate from the 
subject discretionary permits.  
 
Why is DRSC Review Required? 
 
The project requires a Minor Architectural Permit (MAP) for the minor exterior alterations 
and new accessory structures. Zoning Ordinance Section 17.12.025 allows the City 
Planner to determine if a MAP requires review by the Design Review Subcommittee 
(DRSC) if deemed necessary. Due to the project’s visibility from the public right-of-way, 
and complete façade remodel, the City Planner determined DRSC review is required.  

ANALYSIS: 

Development Standards 
 
The proposed project is consistent with all applicable development standards, as shown 
in Table 1 below.  
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Table 1 – NC 1.2 Development Standards 
 

 

Lighting  

Zoning Ordinance Section 17.24.130, requires exterior lighting to be shielded and 
directed downwards away from neighboring properties to prevent direct glare and 
reflections. Wall-mounted light fixtures (floodlights) on the building would be replaced with 
black gooseneck light fixtures, which improve compliance with lighting and design 
standards. However, there is currently an open code case regarding the parking lot light 
pole and its direct glare on neighboring properties. Aesthetically, the parking lot light pole 
is not compatible with the proposed building remodel. Therefore, staff is requesting that 
the applicant consider replacing the parking lot light pole with a more compatible design, 
and with features in compliance with the City’s lighting standards.  

Pedestrian Safety 

The new prefabricated patio cover is proposed across from the primary building’s east 
elevation within an existing planter area on the corner of the East El Portal and the 
adjacent alley. The applicant intends to use this space for outdoor display and seating. A 
drive aisle currently exists between the primary building and the new outdoor display area. 
Customer foot traffic is expected to occur to and from the outdoor display area to view 
and purchase display items across the drive aisle. Staff consulted with the City’s Traffic 

Standard Zoning 
Ordinance 

Proposed Complies with 
the Code 

Setbacks (Minimum)    

Front  0’-0” >0’-0” Yes 

Side 0’-0” >0’-0” Yes 

Rear 0’-0” >0’-0” Yes 

Lot Coverage 
(Maximum) 

100% 22% Yes 

FAR (Maximum) .35 .22 Yes 

Building Height 
(Maximum)* 

   

Plate  26’ No Change Yes 

Top of Roof 33’ No Change Yes 

Parking (Minimum) 16 43 Yes 

Landscaping 10% of gross lot 
area 

12.5% 
 

Yes 
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Engineer on the feasibility of painting a crosswalk to connect the primary building and the 
outdoor display areas, with a speed bump on either side of the crosswalk to address 
pedestrian safety concerns near a vehicle site entrance. The City’s Traffic Engineer 
supports a painted crosswalk and speed bumps, and the applicant agreed to add these 
elements to the site plan. City staff anticipates that the crosswalk and speed bumps will 
encourage vehicles to enter and exit the parking lot at a slower speed when driving near 
the crosswalk for a safer pedestrian zone.  

Corrugated Metal  

The applicant proposes corrugated metal on portions of the building and as fences 
adjacent to the building and around the new outdoor display area, as seen on elevation 
drawings (Attachment 6). Staff is not opposed to the use of corrugated metal since 
Spanish Colonial Revival architecture is not required given that the property is not within 
the Architectural Overlay District, not a historic resource, nor does the subject building 
currently have Spanish Colonial Revival architecture. However, since the property is 
within a minor gateway identified in the General Plan, high quality architecture and design 
is still required. The corrugated metal provides a unique, contemporary design which 
would improve articulation throughout the building. Staff believes that the building surface 
area devoted to corrugated metal is appropriate and not visually overwhelming. For 
cohesiveness, the applicant is proposing corrugated metal fences that match portions of 
the building. Although staff is not opposed to corrugated metal, staff is seeking feedback 
from the DRSC on the design and use of corrugated metal fences.  

Design Guidelines Consistency 

The City’s Design Guidelines are applied to projects involving exterior changes to non-
residential properties to ensure improvements are of high quality and compatible with the 
surrounding neighborhood. Attachment 4 is an analysis table of the project’s consistency 
with Design Guidelines. Overall, the project is consistent with most of the City’s Design 
Guidelines. The recommendations listed below in the Recommendations section reflect 
Design Guidelines that the project is not consistent with.  

General Plan Policies Consistency 
 
Attachment 5 is an analysis table of the project’s consistency with General Plan policies. 
Staff determined that the project is partially consistent with General Plan policies.  
 
RECOMMENDATIONS: 
 
Overall, the project improves the commercial building’s façade. However, staff 
recommends the following modifications to improve the project’s consistency with the 
City’s Design Guidelines. Additionally, staff recommends that the DRSC provide specific 
feedback on the design and use of the proposed corrugated metal fences.  
 
1. Consider replacing the parking lot light pole with a more compatible design, and with 

features in compliance with the City’s lighting standards. (If the applicant does not 
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consider full replacement of the parking lot light pole, staff is still requesting that the 

existing light fixture be modified for compliance with the City’s lighting standards). 

2. Submit a preliminary landscape plan to rehabilitate existing planter areas 

surrounding the parking lot with drought-tolerant, native landscaping.  

3. Remodel the trash enclosure to match the primary building. Improvements to the 

trash enclosure may include adding stone veneer, painting the enclosure, and/or 

replacing the gate and cover with compatible materials. 

4. Remove unpermitted window advertisements for compliance with Code and 

increased visibility of the market.  

Attachments: 
 

1. Location Map 
2. Photos of Existing conditions 
3. Digital Materials Board 
4. Design Guidelines Consistency Analysis 
5. General Plan Policies Consistency Analysis  
6. Elevation Drawings  
7. Site Plan 
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Design Review Subcommittee Regular Meeting Minutes February 10, 2021                                 Page 2
  
  

• Suggested the applicant use same-sized timbers on the gazebo and attached 
patio cover for cohesiveness.  

• Suggested a site landscape and lighting plan be provided to further improve the 
entire site.  

• Suggested landscaping around the main building be provided to soften bare walls. 
• Requested the detached gazebo return for a second review, prior to a public 

hearing.  
• Agreed with staff’s recommendations.  

 
The applicant agreed to revise the project design in response to DRSC’s comments 
and suggestions. Further, the applicant agreed to remove the gazebo from the scope 
of work and submit the proposed detached gazebo under a separate application. 
Further, the applicant agreed to return to DRSC at a later date to review the 
unresolved design issues related to the proposed gazebo. 
 
The Subcommittee recommended the project, excluding the gazebo, move forward 
to the Zoning Administrator for consideration. 
 

B. Cultural Heritage Permit 20-152 / Site Plan Permit 20-153/ Conditional Use 
Permit 21-007, The Valencia Building, 1502 S. El Camino Real (Crockett) 
 
A request to redevelop the former “Top Tune” site and construct a new two-story 
commercial building that includes a restaurant with outdoor dining on the first floor 
and office uses on the second floor. Shared parking is requested to reduce the 
number of required parking spaces.  
 
Associate Planner Katie Crockett summarized the staff report.  
 
The applicant team including Michael Luna, Sanjay Patel, Jorge Stambuk, and Jason 
Wright were available to answer questions of the DRSC members. 
 
The Design Review Subcommittee (DRSC) discussed the project, and made the 
following comments either individually or as a group: 

 
• Questioned whether there is sufficient space in the roof well for mechanical 

equipment related to the future restaurant kitchen. Applicant clarified that they had 
planned for that.  

• Complimented the landscape design and discussed potential modifications to the 
landscape plans including the following: 
o Requested an alternate tree to be used in place of the Pineapple Guavas on 

the landscape plan. Crepe Myrtle was discussed as an alternative. 
o Increasing landscape area to meet minimum requirements. Turf-block and 

additional planters were discussed.  
o Add low voltage landscape lighting. 

• Noted that elevation heights on elevation drawings and the grading plan do not 
match and need to be updated, and that a height analysis is required to confirm 
the project complies with height limitations.  
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