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Summary  
The City of Carmel-by-the-Sea proposes to amend its certified Local Coastal Program (LCP) 
Implementation Plan (IP) to establish a Community Plan District and a Specific Plan (known as the 
“Forest Cottages Specific Plan”) on four contiguous lots sandwiched between Torres Street, Mountain 
View Avenue, and Ocean Avenue near the entrance to the main village area as one drops into Carmel 
from Highway One. The proposed Specific Plan identifies specific uses, standards, and guidelines that 
would be applied to future development of the site. The Forest Cottages Specific Plan would be inserted 
into the LCP as a component of IP Chapter 17.22.  

The Forest Cottages Specific Plan generally reflects the LCP’s single family residential (R-1) provisions 
in terms of land use issues (i.e., type of uses, development standards, etc.), the multi-family residential 
(R-4) standards for parking requirements, and the residential design guidelines for design related issues. 
The Plan also requires lot merger, and provides for four new residential condominium units, 
preservation and restoration of an existing historic residence to be used to house two affordable housing 
units, an eight-space underground parking garage, and roughly 2,000 square feet of open space at the 
corner of Mountain View Avenue and Ocean Avenue. 

The Forest Cottages Specific Plan generally addresses coastal resource issues regarding residential 
development in Carmel, including establishing use, density, and intensity standards that are compatible 
with the surrounding neighborhood and Carmel’s built environment. However, the Specific Plan is not 
detailed enough to hone in on what might be expected to follow in terms of siting, design, and 
landscaping. As such, the Specific Plan is not detailed enough to ensure that a future project approved 
under the Plan would be consistent with maintaining Carmel’s community character, including in 
relation to the protection of natural and historic resources. As such, the Plan cannot be found consistent 
with the provisions of the certified Land Use Plan (LUP), the standard of review for IP amendments. 

The City has, however, already taken an action on a fairly detailed project for the site meant to follow 
the Specific Plan. For the most part, this City approved project fills in the details missing from the 
Specific Plan itself in away that mostly addresses the LUP concerns. It doesn’t completely track the 
landscaping (both for character and screening along Ocean Avenue) and water quality requirements of 
the LUP, but the approved project does in large measure provide a foundation for what would be an 
approvable project here.  
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Accordingly, and in order to ensure that LUP consistency is achieved, staff recommends that the IP 
amendment be approved only if the Specific Plan is modified to tether it explicitly to the City-approved 
project, and to require that more detailed landscaping and water quality parameters consistent with the 
LUP are made part of any final action here (i.e., the City would still need to take a final coastal permit 
action if the Specific Plan is certified by the Commission). These changes are necessary to ensure that 
the City’s character and resources are protected at this important gateway site relative to the City’s 
village core.  

With the suggested modifications, staff recommends that the Commission find that the proposed 
Implementation Plan amendment is consistent with, and adequate to carry out the provisions of 
the certified Land Use Plan.  
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I. Staff Recommendation – Motions & Resolutions 
Staff recommends that the Commission, after public hearing, certify the proposed amendment only if 
modified. Two motions (and take two votes) are required in order to act on this recommendation.  

A. Denial of Implementation Plan Amendment as Submitted  
Motion. I move that the Commission reject Major Amendment Number 1-06 to the City of 
Carmel-by-the-Sea Local Coastal Program Implementation Plan as submitted by the City. 

Staff Recommends Rejection. Staff recommends a YES vote. Passage of this motion will result 
in rejection of the amendment and the adoption of the following resolution and findings. The 
motion passes only by an affirmative vote of a majority of the Commissioners present. 

Denial Resolution. The Commission hereby denies certification of Major Amendment Number 
1-06 to the City of Carmel-by-the-Sea Local Coastal Program Implementation Plan as submitted 
by the City and adopts the findings set forth below on the grounds that the Implementation Plan 
Amendment as submitted does not conform with, and is inadequate to carry out, the provisions 
of the certified Land Use Plan. Certification of the Implementation Plan amendment would not 
meet the requirements of the California Environmental Quality Act as there are feasible 
alternatives and mitigation measures that would substantially lessen the significant adverse 
impacts on the environment that will result from certification of the Implementation Plan as 
submitted. 

B. Approval of Implementation Plan Amendment if Modified 
Motion. I move that the Commission certify Major Amendment Number 1-06 to the City of 
Carmel-by-the-Sea Local Coastal Program Implementation Plan if it is modified as suggested in 
this staff report. 

Staff Recommendation. Staff recommends a YES vote. Passage of this motion will result in 
certification of the Implementation Plan amendment with suggested modifications and adoption 
of the following resolution and findings. The motion passes only upon an affirmative vote of a 
majority of the Commissioners present. 

Certification Resolution. The Commission hereby certifies Major Amendment Number 1-06 to 
the City of Carmel-by-the-Sea Local Coastal Program Implementation Plan if modified as 
suggested and adopts the findings set forth below on the grounds that, as modified, the 
Implementation Plan amendment conforms with, and is adequate to carry out, the provisions of 
the certified Land Use Plan. Certification of the Implementation Plan amendment if modified as 
suggested complies with the California Environmental Quality Act because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the Implementation Plan amendment on the environment, or 2) 
there are no further feasible alternatives and mitigation measures that would substantially lessen 
any significant adverse impacts which the Implementation Plan amendment may have on the 
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environment. 

II. Suggested Modifications 
The Commission suggests the following modifications to the proposed LCP amendment, which are 
necessary to make the requisite consistency findings. If the City accepts and agrees to each of the 
suggested modifications within six months of Commission action (i.e., by July 10, 2008), by formal 
action of the City Council, the LCP amendment will become effective upon Commission concurrence 
with the Executive Director’s finding that this acceptance has been properly accomplished. Where 
applicable, text in cross-out format denotes text to be deleted and text in underline format denotes text to 
be added. All changes apply within LCP IP Chapter 17.22 (Community Plan Districts/Specific Plans) 
under Article 1: Forest Cottages Specific Plan 

 
1. Landscape and Tree Screening Plan Requirement. Add the following new text after the section on 
Parking requirements as follows: 

Landscaping:  

A Landscape Plan shall be submitted to the City Forester for review and approval and shall include an 
appropriate mix of upper and lower canopy vegetation that will ensure the project site is adequately 
screened from public roadways along Ocean Avenue, Mountain View Avenue, and Torres Street for the 
life of the project. Upper canopy trees (i.e., Monterey pine and cypress) as well as lower canopy trees 
(i.e., coast live oak) shall be planted within the required open space area and along the Ocean Avenue, 
Mountain view Avenue, and Torres Street road rights of way in a manner that approximates a natural 
woodland and to screen the development from the roadways at plant maturity. All existing vegetation 
along the Ocean Avenue and Mountain View Avenue public rights-of-way, as well as new landscaping 
required on-site, including trees, shrubs, and plants shall be maintained in a healthy growing condition 
for the life of the project. The Landscape Plan shall include performance criteria that upon maturity, a 
continuous tree canopy and understory will as described above, obscure Ocean Avenue views of the 
project site, and be maintained thereafter over the life of the development, including explicit remediation 
requirements to replace dead or poorly performing trees and vegetation as necessary to maintain the 
visual screen required. All replacement trees and vegetation shall be comprised of native species 
indigenous to Carmel (i.e., from local stock).  

All existing non-native, invasive species shall be removed and shall be kept from the entire site in 
perpetuity. The Landscape Plan shall assure that no plant species listed as problematic and/or invasive 
by the California Native Plant Society, the California Invasive Plant Council, or as may be identified 
from time to time by the State of California are used or allowed to persist on the site. The plan shall also 
ensure that no plant species listed as a noxious weed by the State of California or the U.S. Federal 
Government are used.  

2. Ensure Consistency With Project Plans. Revise the “New Structures” section to ensure that future 
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development conforms to the project plans submitted to the Commission with the LCP amendment 
package (see Exhibit E) as follows: 

 

New Structures: 

This Development of the Forest Cottages Specific Plan site shall be carried out approved in conjunction 
accordance with design approvals DR 05-7/UP 05-5 issued by the Planning Commission on December 
7, 2005 for the construction of four new residential units, modification of the existing historic structure 
for two affordable housing units, a subterranean garage, and site circulation, drainage, and landscaping. 
All development shall be substantially in conformance with the project plans titled Forest Cottages 
approved under DR 05-7 and UP 05-5. All future proposals for new construction or alterations shall 
require approval of all requisite permits, including coastal development permits, by the Planning 
Commission, and shall be preceded by an amendment to the Forest Cottages Specific Plan (i.e., an LCP 
Implementation Plan amendment). In considering such applications, the Planning Commission shall 
address the following: … 

3. Historic Structures and Tree Protection. Revise the “Alterations to Vegetation or Existing 
Structures” section as follows: 

Alterations to Vegetation or Existing Structures: 

The following regulations shall apply to the existing historic structure and vegetation within the Specific 
Plan area.  

A. Historic Structure. The existing historic structure on lot B shall be protected, preserved, and 
enhanced. All proposals for additions or alterations shall be subject to Historic Review in 
accordance with CMC (Implementation Plan) Section 17.32.14 and Design Review in accordance 
with CMC (Implementation Plan) Section 17.58. 

B. No tree as determined by the City Forester to be significant shall be removed with out approval of 
the Forest and Beach Commission. Applications for tree removal, pruning, or alteration shall be 
carried out in accordance with CMC (Implementation Plan) Section 17.48. Significant trees that 
have been removed shall be replaced in accordance with the provisions of CMC (Implementation 
Plan) Sections 17.48.8 and 17.48.10. All vegetation alterations shall be consistent with the 
Landscaping provisions required by this specific plan.  

4. Drainage Plan Requirement. Add the following new text after the section on Development 
Regulations as follows: 

Drainage Plan: 

A drainage plan shall be submitted to the City of Carmel-by-the-Sea Community Planning and Building 
Department for review and approval. The plan shall be in substantial conformance with the July 6, 2006 
plans prepared by Neill Engineers Corp. and approved under DR 05-7 and UP 05-5, which shall be 

California Coastal Commission 



LCP Amendment CML-MAJ-1-06 
Forest Cottages Specific Plan 
Page 6   

revised and supplemented to comply with the following requirements: 

The drainage plan shall identify the specific type, design, and location of all drainage infrastructure and 
Best Management Practices (BMPs) necessary to ensure that post construction drainage from the 
project, including runoff from the residences, paths, parking areas, and other impervious surfaces, does 
not result in erosion, sedimentation, or the degradation of coastal water quality. Such plan shall clearly 
identify a drainage system designed to collect, filter, and treat all runoff prior to its discharge from the 
site and to remove vehicular contaminants and other typical urban runoff pollutants more efficiently 
than standard silt and grease traps. The drainage system shall be designed to filter and treat (i.e., a 
physical and/or chemical reduction of pollutants achieved through active filtration and treatment) the 
volume of runoff produced from each and every storm event up to and including the 85th percentile 24-
hour runoff event for volume-based BMPs and/or the 85th percentile, 1-hour runoff event (with an 
appropriate safety factor) for flow-based BMPs prior to its use for on-site infiltration, landscape 
irrigation, and/or discharge. The drainage system may include natural biologic filtration components 
such as vegetated filter strips, percolation pits, and grassy swales provided that they are populated with 
native plant species capable of active filtration and treatment (e.g., rushes). If grades require, natural 
check-dams may be used in such biologic filters. The applicant shall be responsible for implementing 
and maintaining drainage, erosion, and sedimentation control measures and facilities for the life of the 
project. This shall include performing annual inspections, and conducting all necessary clean-outs, 
immediately prior to the rainy season (beginning October 15), and as otherwise necessary to maintain 
the proper functioning of the approved system.  

III. Findings and Declarations 
The Commission finds and declares as follows: 

A. Overview of Implementation Plan Amendment 

1. Location, Background, Description 

Location 
The proposed Implementation Plan (IP) amendment would apply to four contiguous lots sandwiched 
between Torres Street, Mountain View Avenue, and Ocean Avenue (Block 79, Lots 1 – 4; APNs 010-
085-003, 004, and 005) on the eastern edge of the village (see Exhibit A). Ocean Avenue extends from 
its intersection at Highway One through the center of the town’s commercial core, to its terminus at 
Carmel Beach and Carmel Bay. The subject site is situated at a five-way corner at the gateway to the 
commercial district and the main village area where Ocean Avenue meets Junipero Avenue. The subject 
lots are currently designated by the LCP for single family residential use and development, and the four 
lots together constitute an entire, albeit small (about 13,000 square feet total), triangular-shaped city 
block. An existing residence, designated as a historic structure, is located on the southeastern portion of 
the property on one of the lots. The site is surrounded by a variety of land uses: to the east properties are 
also residential, to the west is the main commercial core of the City, to the north is a residential-
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commercial transition area, and across the five-way intersection at Junipero Avenue and 6th Street is a 
public park.  

 

LCP Background 
The City of Carmel-by-the-Sea LCP LUP was certified by the Commission on June 19, 2003. The City’s 
LCP IP was certified on October 14, 2004, and the City has assumed coastal permitting authority under 
the LCP from that time forward. The certified LCP allows for the establishment of Community Plan 
Districts/Specific Plans as components of the LCP IP (IP Chapter 17.22 (CP/SP)). In general, the 
purpose of the CP/SP overlay is to provide for coordinated infill development and affordable housing 
subject to thorough and detailed planning and review procedures that will result in compatible designs 
and preservation of Carmel’s natural, cultural, and historic resources. On June 13, 2007, the 
Commission certified an amendment to IP Chapter 17.22 that provided additional clarification of 
procedural requirements for the review, approval, and certification of Community Plan 
Districts/Specific Plans, and to eliminate then-existing size restrictions for potential Community Plan 
Districts/Specific Plans. As is the case in this application, each individual Community Plan 
District/Specific Plan proposal would be part of the IP, thus requiring approval and certification of an 
amendment to Carmel’s certified LCP. 

LCP Amendment Description 
The City of Carmel-by-the-Sea proposes to establish a Community Plan District and a corresponding 
Specific Plan for the subject site. The “Forest Cottages Specific Plan” would apply solely to the four lots 
described above and would identify the uses, standards, and guidelines to be applied to the triangular 
shaped site. The Plan generally reflects the LCP’s single family residential provisions in terms of land 
use issues (i.e., type of uses, development standards, intensity, etc.), the multi-family residential 
standards for parking requirements, and the residential design guidelines for design related issues. The 
Plan also would require a lot merger, and would allow for construction of up to four residential 
condominium units, restoration of the existing historic residence to be used as two affordable housing 
units, subterranean parking, and preservation of roughly 2,000 square feet of open space near the corner 
of Mountain View Avenue and Ocean Avenue. The existing four lots would be required to be merged 
into two lots: Lot A would be 9,892 square feet, and Lot B would be 3,019 square feet (see Exhibit E for 
an illustration of this required merger). The allowed use of Lot A would be for the four residential 
condominium units. The two affordable housing units in the existing historic structure would be on Lot 
B, and would be required to be permanently provided and dedicated via deed restriction as affordable 
units.  

With respect to Lot A, the maximum allowed floor area for each new residence would range between 
1,522 square feet and 1,781 square feet. Site coverage would be limited to 1,833 square feet (18.5%) and 
all site coverage not located directly above the underground garage would be either permeable or semi-
permeable. All first floor elements would be setback a minimum of five feet from any property line 
adjacent to a City street. All second story elements would be located a minimum of 15 feet from any 
property line adjacent to a City street. Maximum height of each new structure would be limited to 24 
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feet from existing or finished grade, whichever is more restrictive.  

Lot B regulations are specific to the existing historic structure present there, and would include retaining 
and restoring the existing historic residence for use as the two affordable units. All exterior alteration 
requests would be approved by the City’s Historic Preservation Board and would have to be consistent 
with the Secretary of the Interior Standards for the Treatment of Historic Resources pursuant to Title 
17.32 of the Implementation Plan. The existing height of the structure (28 feet) would not be increased. 
Site coverage would be limited to 550 square feet (18%) and a minimum of 50% of all site coverage 
would be required to be permeable or semi-permeable. Setbacks would be unchanged at 0 feet for Torres 
Street and 6 feet for Mountain View Street. The north property line setback would be reduced (via lot 
line adjustment/merger) to 2 feet.  

Ten total parking spaces would be required on-site to address parking requirements. The associated 
plans for the project show that eight of these parking spaces would be provided in a subterranean garage 
that would be accessed via a single driveway from Mountain View Street, and two spaces would be 
provided above ground for the units on Lot B, accessed via a single driveway off Torres Street. 

Finally, the Specific Plan provides for a 2,040 square foot area on the northwest corner of the site to be 
set aside as undeveloped open-space. The area is required to be landscaped pursuant to a landscape plan 
approved by the City Forester. With the exception of park benches and 4-foot wide footpaths, no further 
developed would be permitted in this area by the Specific Plan.  

In sum, the proposed Specific Plan is fairly detailed, and its parameters have generally been based on a 
site plan and a proposed development for the site that would follow it (see project plans in Exhibit E). 
The Specific Plan would put in place the necessary LCP requirements, and then a project would follow 
by virtue of a coastal development permit. In that sense, although the permit for the development itself 
is not technically before the Commission at this time, the expected project is developed to a level of 
detail, including through actual proposed plans, that allows the Commission to understand clearly the 
type of development that might be expected to follow this LCP amendment change. 

2. Procedure/Standard of Review for LCP Amendments 
The relationship between the Coastal Act and the local government’s LCP can be described as a three-
tiered hierarchy with the Coastal Act setting generally broad statewide policies. The LUP portion of the 
LCP incorporates and refines Coastal Act policies for the local jurisdiction, giving local guidance as to 
the kinds, locations, and intensities of coastal development. The IP (or zoning) portion of an LCP 
typically sets forth zone districts and site regulations which are the final refinement specifying how 
coastal development is to be implemented on a particular parcel. The IP must be consistent with, and 
adequate to carry out, the policies of the LUP. In this case, the proposed amendment includes a Specific 
Plan that would be added to the IP component of the Carmel-by-the-Sea certified LCP. Thus, the 
standard of review for the amendment is consistency with the certified LUP. 

B. Consistency Analysis  
The LUP generally requires new development to preserve and maintain the residential and natural 
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character of the village, including the ‘village in the trees’ marriage of the built and natural environment 
that Carmel is famous for, and to maintain a balance of land uses compatible with the established pattern 
of development and the natural environment. To accomplish these objectives, the LUP contains a variety 
of policies to encourage innovative site design and a range of architectural expression, to prohibit 
oversized and massive development, to protect historic resources, to preserve and enhance the City’s 
unique forest resources, to ensure adequate off-street parking, and to maintain/enhance coastal water 
quality.  

1. Community Character 
A. Applicable Policies1

LUP Policy G1-2 Preserve the residential village character and perpetuate a balance of land 
uses compatible with local resources and the environment.  

LUP Policy P1-38 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 policy 
that diversity in architecture be encouraged while preserving the broader elements of community 
design that characterize the streetscape within each neighborhood.  

LUP Policy G1-4 Promote the identification and preservation of historic resources including 
buildings, structures, objects, sites, districts, and archaeological resources that represent the 
unique architectural, cultural, and historic and pre-historic identity of Carmel-by-the-Sea… 

LUP Policy G1-5 Protect and enhance historic resources.  

LUP Policy P5-58 Maintain, restore and enhance a predominantly indigenous forest of native 
Monterey pines and coast live oak. 

LUP Policy P5-60 Review all projects involving an increase in lot coverage or tree removal and 
apply the adopted tree density policy as appropriate to each neighborhood and site conditions.… 

LUP Policy P1-40 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.… 

LUP Policy P1-121 Use appropriate vegetation for all public rights-of-ways. Require drought-
tolerant plants for at least 75% of the commercial and residential landscaping on each 
development site. Require the use of native plants and/or non-invasive drought-tolerant plants 
adapted to the Central Coast environment in all landscape plans for new development. 

                                                 
1  Given the large number of policies that apply, the policies listed here are a subset of the most relevant LUP policies. A more complete 

listing can be found in Exhibit F. 
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LUP Policy P1-50 Establish landscaping standards to preserve the urban forest of Monterey 
pine, Monterey Cypress, Redwoods, and Coast Live Oaks, and encourage informal gardens 
using native vegetation to maintain the natural character of open spaces in the residential areas. 

B. Analysis of the Forest Cottages Specific Plan Proposal 
A significant part of the City of Carmel’s LCP planning exercise that culminated in LCP certification in 
2004 was dedicated to the identification of the many elements (natural, cultural, and historical) that 
together comprise the unique character of Carmel-by-the-Sea. In large measure it was determined to be 
the synthesis of the town’s predominantly residential neighborhoods, varied and distinct architectural 
styles, small-scale design, urban forest environment, storied historic residences and structures, natural 
topography, and informal streetscapes that defined its character. These features, in addition to the town’s 
exceptional location on the Monterey peninsula, framed in by the Del Monte Forest upcoast, and the 
gateway to the Big Sur coast downcoast, its fabulous white sand beach, and its outstanding coastal 
vistas, create a “community character” that attracts thousands of visitors annually.  

Land Use Type and Intensity 
The proposed Forest Cottages Specific Plan would protect and enhance the character of the community 
by maintaining and facilitating a residential use as designated for the LUP for this location consistent 
with the established pattern of development to the south and east of the site. The subject lots are located 
in the 1910 subdivision otherwise known as the “80 Acres.” This area is almost entirely designated by 
the LUP for single-family residential uses and development, and is developed at a moderate intensity 
with small-scale single-family residences. The proposed plan would rezone the site from R-1 to R-1/CP, 
and continue to designate this location for residential development compatible with the neighborhood.  

In terms of residential density, the LCP generally allows single-family residential development densities 
ranging from two to eleven units per acre. Above ground building intensity may not exceed 45 percent 
floor area ratio, and all development requires at least 45 percent of open space. In addition, even though 
not technically the standard of review for specific plans, the CPD/SP overlay standards are explicit in 
limiting density to the maximum allowed by the City in any district. The City’s maximum density is 44 
units per acre when affordable housing is part of a project, and 33 units per acre when no affordable 
housing is proposed. Within the R-1 zone district, one single-family dwelling unit is allowed per lot, for 
a total of 11 units per acre for a typical 4,000 square foot lot.  

There are four existing lots on the Forest Cottages Specific Plan site. As proposed, the plan allows for 
four residential condominium units plus restoration of a historic residence with two low-income, 
affordable units. As such, the proposed specific plan would allow for a similar residential 
density/intensity at this location as would be allowed without the Specific Plan, albeit slightly higher in 
terms of units per lot. The additional density would account for the two affordable units, one of the 
objectives of using the specific plan process in the City. Given the existing lot configuration (see Exhibit 
xxx) however, the existing allowed density could be perceived as more intense than (or at least as 
intense as) that proposed because of both the condominium nature of the units allowed by the Specific 
Plan, and also because the existing lot configuration would site residential development near the highly 
publicly visible corner where Ocean Avenue meets Junipero Avenue. The Specific Plan would readjust 

California Coastal Commission 



LCP Amendment CML-MAJ-1-06 
Forest Cottages Specific Plan 

Page 11  

lot lines and require the corner of the property that is most visible in public views at the corner to be 
maintained permanently in open space, thus ensuring that subsequent development has the least possible 
impact on public views and character at this important gateway location.  

The proposed Specific Plan land use type and density can be found consistent with the LUP. 

Design and Style 
As noted above, the proposed Specific Plan defines the general parameters for development of the site 
including establishing the maximum floor area, minimum yard setbacks, overall height limits, second-
story offsets, etc. These standards are meant to minimize mass and bulk and ensure project compatibility 
with the pattern of residential development in the vicinity. However, although detailed project plans 
have been developed for the site, these plans are not technically part of the Specific Plan, and the Plan 
otherwise does not delve into the specifics of architectural style or site design, nor does it address the 
use of exterior materials as would be normally required of a residential development proposal. Given the 
importance of detailed development parameters to understanding the effects of any particular project on 
the character of Carmel, and given the subject site is not in an area where coastal development permit 
decisions are appealable to the Commission, this lack of detail in the Specific Plan itself is problematic.  

That said, a proposed project for the site that would follow the Specific Plan has been developed, and 
this aspect of the proposal has been reviewed and approved under separate application to the City’s 
Planning Commission (see Exhibit E: Site Plans and Elevations, DR 05-7 and UP 05-5).2 The approved 
residential dwelling units would be consistent with the provisions of the allowed uses and development 
standards identified in the Specific Plan (i.e., FAR, height, setbacks, etc.), and they also include a 
variety of exterior siding materials and treatments to ensure Carmel’s character is not adversely affected 
(including the use of Carmel stone, board and batten, shingles, and horizontal ship-lap siding that 
customary for residential dwellings in this location). In other words, the City’s approval authorizes a 
very precise project, including specific design parameters compatible with the character of the 
residential neighborhood, the existing historic dwelling, and the surrounding natural environment, but 
these specific provisions are not reflected in the Specific Plan before the Commission.  

Thus, as proposed, the Specific Plan falls short of identifying all necessary components of appropriate 
site design and architectural expression to ensure neighborhood compatibility and protection of 
community character overall as required by the certified LUP. In order to address the requirements of 
the LUP, more detailed standards are needed that require development of the subject site be carried out 
in accordance with the City’s design approvals, and to ensure appropriate landscaping and screening 
along Ocean Avenue (see Suggested Modifications 1, 2, and 3). These modifications ensure that the 
future coastal permit project would protect and enhance the built and natural environment at this 
location consistent with maintaining the special community character of the City of Carmel, including at 
this important gateway site. Any subsequent changes would require an amendment to Forest Cottages 
                                                 
2  The City’s action in this respect cannot be considered a final coastal permit action inasmuch as the LCP has not yet been amended by 

the Specific Plan and thus a coastal development permit pursuant to the Plan cannot yet be finally approved by the City. The City 
would need to change the Specific Plan pursuant to the Commission’s suggested modifications, and the Commission would need to 
certify the City’s action as legally adequate in that respect before the City could take such a final coastal permit action. In that sense, 
the City’s prior approval can be likened to a conceptual approval of the project. 
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Specific Plan.  

 

Forest Resources and Landscaping 
The certified LUP requires the preservation and enhancement of the City’s urban forest resources 
including the indigenous stands of native Monterey pine and coast live oak. LUP policies further require 
each new development to contribute to the character of the street and neighborhood through the 
establishment and treatment of open space and landscaping, application of adopted tree density 
standards, and minimization of visual mass and bulk from public vantages.  

As with the previous finding, the Specific Plan suffers from the same problem whereby the details of the 
project approved by the City are not explicitly reflected in the Plan. For example, although the Specific 
Plan references certain landscaping goals for certain areas, it does not provide adequate detail on the 
specific requirements associated with landscaping that would be required. In addition, landscape aspects 
of the City approved project are not completely responsive to this point either. Thus, the Specific Plan 
and the City approval are inadequate to protect community character, including the forest and other 
natural resources inherent to such character, and particularly along significant public view corridors like 
Ocean Avenue, as required by the LUP. For example, the LUP requires new development to be screened 
from the public view (including the entire length of Ocean Avenue, as well as Torres Street and 
Mountain View Avenue), prohibits the use of non-native invasive plant species, and requires sites to 
maintain the appropriate balance of upper and lower canopy trees and vegetation, but neither the 
proposed Specific Plan nor the City’s approval adequately capture all these requirements. Accordingly, 
the Specific Plan is inadequate to carry out the certified LUP and modifications are needed to bring the 
Plan into conformance. Suggested Modification 1 requires the submittal of a landscape plan that 
provides for an appropriate mix of native upper and lower canopy trees to ensure adequate screening 
from all public vantages for the life of the project. Additionally, the new standard requires maintenance 
and monitoring of all new and existing vegetation, a prohibition on the use of non-native invasive 
species, as well as performance criteria and explicit remediation for under-performing and/or dead 
vegetation. 

Historic Resources 
Pursuant to Sections G1-4 and G1-5 of the certified LUP, historic resources shall be protected, 
preserved, and enhanced. The Forest Cottages Specific Plan contemplates the conversion of the existing 
historic structure on Lot B into two affordable units as a means to achieve consistency with the LUP. 
The Plan requires the historic resource to be maintained, enhanced, and permanently dedicated via deed 
restriction to providing housing for low-income or very low-income households as defined by State 
statutes. The Plan also prohibits demolition of the historic resource and provides general development 
guidelines for the enhancement of the dwelling. Although these Plan guidelines are acceptable to carry 
out the intent of the LUP, the Plan does not adequately reflect the City design approvals (again, see 
Exhibit E; DR 05-7/UP 05-5). Modifications are included to better tether the Specific Plan to the details 
of the project that would be expected to follow (see Suggested Modifications 2 and 3).  

California Coastal Commission 



LCP Amendment CML-MAJ-1-06 
Forest Cottages Specific Plan 

Page 13  

Parking 
The certified LUP requires new development to provide sufficient off-street parking to alleviate 
congested streets and avoid adverse visual impacts. The Forest Cottages Specific Plan requires eight 
parking spaces be provided for the four new residential units on Lot A and allows the parking to be 
placed in a subterranean parking garage with a single driveway access off of Mountain View Avenue. In 
addition, the Plan requires two parking spaces, one each for the affordable units on Lot B, with a single 
driveway access from Torres Street. To the extent this occurs, the Specific Plan can be found consistent 
with the LUP in this respect. That said, and as with previous issues discussed, the subterranean parking 
garage details, a component that is critical to ensuring the site isn’t covered with cars in a way that 
would detract from community character, are not explicitly reflected in the Specific Plan. Suggested 
Modification 2 requires the construction of the subterranean garage be carried out in conformance with 
the City’s design approvals (DR 05-7/UP 05-5) (see Exhibit E). 

C. Community Character Conclusion 
Modifications are necessary for the Commission to be able to find the proposed IP amendment 
consistent with the policies of the certified LUP designed to protect the community character of Carmel. 
The primary way in which this is accomplished is to ensure that the more detailed parameters approved 
by the City in its action on the project that would follow the Specific Plan are clearly referenced in the 
Specific Plan itself. In this way, the Commission can be assured that the more detailed project 
parameters (see Exhibit E) are actually what would follow the Specific Plan, and can be assured in that 
way that some other project that is not so clearly protective of Carmel’s character doesn’t instead 
follow. In addition, the suggested modifications ensure that the proposed development of the site is 
adequately screened from public roadways via native landscaping, they ensure that the new residential 
structures are compatible with the character of the City’s built and natural environment, and they ensure 
protection and enhancement of the existing historic resource by requiring the conversion be carried out 
in accordance with the LUP. In conclusion, the Commission finds that the Implementation Plan 
amendment, if modified as described above, is consistent with and adequate to carry out the certified 
Land Use Plan with respect to community character. 

2. Water Quality 
The City of Carmel lies within the Carmel River and Pescadero Creek watersheds. Numerous coastal 
creeks drain from these watersheds into the Pacific Ocean and Carmel Bay, where popular public 
recreation areas exist. The California Ocean Plan designates Carmel Bay as an Area of Special 
Biological Significance (ASBS) from Pescadero Point to Granite Point. Carmel Bay is also designated 
by the state as a State Marine Conservation Area (SMCA), and as a Water Quality Protection Area 
(WQPA). The Bay was also historically recognized as a state Ecological Preserve, but the Ecological 
Preserve designation was replaced by the SMCA designation. Carmel Bay is also part of the largest 
marine sanctuary in the nation, the Monterey Bay National Marine Sanctuary (MBNMS). In sum, 
Carmel Bay is recognized by a series of overlapping state designations that reflect its rich biological 
resources and overall value. 

The Carmel Bay ASBS/SMCA/WQPA designations, and the MBNMS designation, heighten the 
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concern that water quality issues be comprehensively addressed with new development, including 
requirements that water quality be maintained. Maintaining and restoring water quality throughout City 
of Carmel watersheds is necessary to protect these sensitive coastal resources.  

A. Applicable Policies3

LUP Policy G5-7 … minimize storm runoff. 

LUP Policy O5-22 Maximize retention of surface water on each site through site design and use 
of best management practices.  

LUP Policy P5-194 Integrate storm water quality protection into construction and post-
construction activities at all development sites. Evaluate the ability of each site to detain storm 
water runoff and require incorporation of detention facilities or other controls as appropriate. 
… 

LUP Policy P5-199 Consistent with section 30231 of the Coastal Act, development shall not 
result in the degradation of coastal waters caused by the introduction of pollutants, or by 
changes to the landscape that adversely impact the quality, quantity and flow dynamics of 
coastal waters. Runoff shall not be discharged in a manner that adversely impacts the biological 
productivity and the quality of coastal waters, streams, wetlands, estuaries, and lakes 
appropriate to maintain optimum populations of marine organisms and protect of human health.  

LUP Policy P5-201 BMPs [Best Management Practices] shall be incorporated into the project 
design in the following progression: 

Site Design BMPs: Any project design feature that reduces the generation of pollutants 
or reduces the alteration of the natural drainage features, such as minimizing impervious 
surfaces or minimizing grading; 

Source Control BMPs: Practices that prevent release of pollutants into areas where they 
may be carried by runoff, such as covering work areas and trash receptacles, practicing 
good housekeeping, and minimizing use of irrigation and garden chemicals; 

Treatment Control BMPs: Any system designed to remove pollutants from runoff 
including the use of gravity settling, filtration biological uptake, media adsorption, or 
any other physical, biological, or chemical process. 

Site design and source control BMPs shall be included in all new developments. Where the 
development poses a threat to water quality due to its size, type of land use or proximity to 
coastal waters (or proximity to creek, channel or storm drain system that leads to coastal 
waters) and the combination of site design and source control BMPs is not sufficient to 
protect water quality as required by P5-199, treatment control BMPs shall be implemented.  

                                                 
3  Id. See also Exhibit F.  
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B. Water Quality Analysis  
The certified LUP requires that all be done to reduce stormwater runoff and pollutant loads into Carmel 
Bay and area streams and creeks. The LUP is specific in terms of required site design and use of best 
management practices to maximize water retention on-site in all new development proposals. Where 
necessary, the LUP requires the construction of detention basins and/or treatment controls to reduce the 
volume and pollutants from runoff prior to conveyance off-site.  

The Forest Cottages Specific Plan attempts to address water quality concerns through restrictions on site 
coverage for Lots A and B, as well as requirements for permeable or semi-permeable materials. 
Nevertheless, site coverage of this roughly 13,000 square foot site will more than double from current 
conditions and likely exacerbate both runoff and pollutant loads without the incorporation of storm 
water quality protection measures. Furthermore, the required underground parking structure will require 
a significant amount of grading that will alter drainage patterns on the site that could again, without 
proper controls, lead to an increase in the volume of water and pollutants leaving the site. In addition, 
runoff within the garage will be expected to include vehicular contaminants that if not appropriately 
filtered and treated may find their way into coastal water bodies to the degradation of resources present 
there and ultimately to the Carmel Bay and MBNMS. The Specific Plan, and even the City’s approval to 
date, do not adequately address such water quality concerns consistent with the LUP provisions above. 

In order to bring the Specific Plan into conformance with the LUP, Suggested Modification 4 requires 
the submittal of a detailed drainage plan. As recommended, the drainage plan is required to identify the 
type, design, and location of all drainage infrastructure and BMPs necessary to ensure post-construction 
runoff from all impervious surfaces does not result in erosion, sedimentation, or degradation of coastal 
water quality. The drainage system must be capable of filtering and treating the volume of water 
produced from each storm event up and including the 85% percentile, 24-hour runoff event for volume-
based BMPs and/or the 85th percentile, 1-hour runoff event (with an appropriate safety factor) for flow-
based BMPs prior to its use for on-site infiltration, landscape irrigation, and/or discharge off-site. 
Drainage systems using natural biologic filtration components (such as percolation pits, vegetated 
swales, etc.) are preferred. The City approved project was based on a drainage plan prepared by Neill 
Engineers, and the recommended modification above provides for this plan to be supplemented to 
comply with the above requirements.  

In conclusion, the Commission finds that the Implementation Plan amendment, if modified as described 
above, is consistent with and adequate to carry out the certified Land Use Plan’s water quality 
provisions. 

C. California Environmental Quality Act (CEQA) 
The Coastal Commission’s review process for LCPs and LCP amendments has been certified by the 
Secretary of Resources as being the functional equivalent of the environmental review required by 
CEQA Section 21080.5. Therefore, local governments are not required to undertake environmental 
analysis of LCP amendments (CEQA Section 21080.9), although the Commission can and does use any 
environmental information that the local government has developed. CEQA requires that alternatives to 
the proposed action be reviewed and considered for their potential impact on the environment and that 
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the least damaging feasible alternative be chosen as the alternative to undertake.  

In this case, the City acting as the lead agency approved a Negative Declaration for the change in land 
use and development allowed by the LCP amendment. The Commission has used this information in its 
analysis of the proposed IP amendment, and has identified additional measures that need to be 
incorporated into the amendment in order to avoid adverse environmental impacts. These measures are 
embodied in the suggested modifications to the City’s proposed amendment.  

As such, this staff report has discussed the relevant coastal resource issues with the proposal, and has 
recommended appropriate suggested modifications to avoid and/or lessen any potential for adverse 
impacts to said resources. All public comments received to date have been addressed in the findings 
above, which are incorporated herein in their entirety by reference. There are no additional feasible 
alternatives, nor feasible mitigation measures available which would substantially lessen any significant 
adverse environmental effects which approval of the amendment, as modified, would have on the 
environment within the meaning of CEQA. Thus, if so modified, the proposed amendment will not 
result in any significant environmental effects for which feasible mitigation measures have not been 
employed consistent with CEQA Section 21080.5(d)(2)(A). 
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