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Project description ......... Demolition of existing 725 sq.ft. single family residence, to facilitate 
construction of a new 1,794 sq.ft. single family residence with attached garage, on a 4000 sq. ft. 
lot (APN 010-032-018). 

File documents ................ City of Cannel-by-the-Sea: DS 99-56/RE 99-51, on Jan. 26, 2000. 

Staff recommendation ... Approval with Conditions 

I. Summary: The proposed project is located within the City of Carmel-by-the-Sea. Carmel is a 
very popular visitor destination, as much for the style, scale, and rich history of its residential, 
commercial, and civic architecture, as for its renowned shopping area, forest canopy and white 
sand beach. Carmel is especially notable for the character of both public and private 
development within the context of its native pine forest. In particular, as a primarily residential 
community, Carmel's predominantly small scale, well-crafted homes play a key role in defining 
the special character of the City. 

Applicant proposes to demolish an existing residential structure, and to replace it with a new 
residence on the same site. Pursuant to Categorical Exclusion E-77-13, a coastal development 
permit is required for the demolition portion of the project (but not the new construction). There 
is a concern that the existing pattern of such demolitions and rebuilding may prejudice the ability 
of the City to complete its Local Coastal Program (LCP) in a manner that would be in 
conformance with Coastal Act policies. In particular, the LCP will need policies that respect and 
protect the keystone elements of Carmel's special character-the beach, the forest canopy, the 
compact scale and design of its built environment, the context and integrity of its historic 
resources. At the same time, the LCP will also need to provide reasonable standards for 
restoration, additions, or where warranted, replacement. These policies will be determined 
through a community process that the City expects will culminate with the completion of an LCP 
Land Use Plan by April, 2001. 

In this case, while the project will result in a significant change (a 147% increase in building 
scale), there are similarly sized structures close by, and the new structure will still be less than 
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1800 sq.ft. (the prevailing maximum for the typical 4000 sq.ft. lot in Carmel). The existing c. 
1952 house does not represent a historic resource, and no removal of significant native trees 
would be required. Therefore, while the proposed demolition will result in a change of character, 
such change is not substantial enough to undermine the efforts to complete a certifiable LCP 
within the timeframe projected by the City. Accordingly, the project is consistent with the 
policies of Chapter 3 of the Coastal Act and will not prejudice the City's ability to complete its 
Local Coastal Program. 

II. Staff Recommendation on Coastal Development Permit 
The staff recommends that the Commission, after public hearing, approve the proposed project 
subject to the standard and special conditions below. Staff recommends a YES vote on the 
motion below. A yes vote results in approval of the project as modified by the conditions below. 
The motion passes only by affirmative vote of a majority of the Commissioners present. 

Motion: I move that the Commission approve Coastal Development Permit Number 
3-00-101 subject to the conditions below and that the Commission adopt the 
following resolution: 

Approval with Conditions. The Commission hereby grants a permit for the proposed 
development, subject to the conditions below, on the grounds that the development is 
consistent with the requirements of Chapter 3 of the California Coastal Act of 1976 
(Coastal Act), will not prejudice the ability of the City of Carmel to prepare a local 
coastal program conforming to Chapter 3 of the Coastal Act, and will not have any 
significant adverse effects on the environment within the meaning of the California 
Environmental Quality Act (CEQA). 

III. Conditions of Approval 

A. STANDARD CONDITIONS 

1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not 
commence until a copy of the permit, signed by the permittee or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned 
to the Commission office. 

2. Expiration. If development has not commenced, the permit will expire two years from the 
date on which the Commission voted on the application. Development shall be pursued in a 
diligent manner and completed in a reasonable period of time. Application for extension of 
the permit must be made prior to the expiration date. 

3. Interpretation. Any questions of intent or interpretation of any condition will be resolved by 
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the Executive Director or the Commission. 

4. Assignment. The permit may be assigned to any qualified person, provided assignee files 
with the Commission an affidavit accepting all terms and conditions of the permit. 

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, 
and it is the intention of the Commission and the permittee to bind all future owners and 
possessors of the subject property to the terms and conditions. 

B. SPECIAL CONDITION 

None. 

IV. Recommended Findings and Declarations 
The Commission finds and declares as follows: 

A. Project Location and Description 

The project site is a standard 4,000 sq.ft. rectangular lot, on the west side of Carpenter St. 
between 5th and 61

h A venues, about 14 blocks inland from the beach, in the northeastern part of 
the City of Carmel-by-the-Sea (see Exhibit 1). The lot has an existing 725 sq. ft. one-story single 
family residence, proposed for demolition. Two relatively small Coast live oak trees were 
observed at the southern edge of the lot. 

According to the City staff report, the structure slated for demolition was constructed in 1952 
and has not been designated as a historic resource. The City's conditions of approval require 
several measures to protect the two small oak trees, which will be retained. 

B. LCP History and Status 
The entire City of Carmel falls within the coastal zone, but the City does not yet have a certified 
LCP. Approximately twenty years ago, the City submitted the Land Use Plan (LUP) portion of 
its LCP for review by the Coastal Commission. On April 1, 1981, the Commission certified part 
of the LUP as submitted and part ofthe LUP subject to suggested modifications regarding beach
fronting property. The City resubmitted an amended LUP that addressed the beach-fronting 
properties provisions, but that omitted the previously certified portion of the document protecting 
significant buildings within the City. On April 27, 1984, the Commission certified the amended 
LUP with suggested modifications to reinstate provisions for protecting significant structures. 
However, the City never accepted the Commission's suggested modifications and so the LUP 
certification expired. 
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The LCP zoning or Implementation Plan (IP) was certified by the Commission subject to 
suggested modifications on April 27, 1984. However, the City did not accept the suggested 
modifications and so the IP, too, was never certified. 

Predating the City's LCP planning efforts, the Commission in 1977 authorized a broad-ranging 
categorical exclusion covering most of the area of the City of Carmel (Categorical Exclusion E-
77-13). E-77-13 excludes from coastal permitting requirements most types of development not 
located along the beach and beach frontage of the City; not excluded, however, are demolitions 
such as that proposed in this case. 

The City is currently working on a new LCP submittal (both LUP and IP), funded in part by an 
LCP completion grant awarded by the Commission. According to City representatives, the Land 
Use Plan is expected to be submitted for Commission review in April 2001, with the 
Implementation Plan submittal expected by December 2001. 

This current City effort is focused on protecting the significant coastal resources found in 
Carmel, including the spectacular public beach and recreational amenities along the City's 
shoreline, the urban forest that uniquely identifies Carmel as "the City within the trees," the 
substantial riparian and habitat areas (such as Mission Trails Nature Preserve and Pescadero 
Canyon), and the unique community and visual character of Carmel as exhibited by the style, 
scale, and rich history of its residential, commercial, and civic architecture. Taken as a whole, 
these resources combine to form the special character of Carmel; a character that comprises a • 
significant coastal resource worthy of protection in its own right. 

C. Standard of Review 
Unless and until the Commission has certified any future City LCP submittals, the Commission 
retains coastal permitting authority over non-excluded development within the City. As a result, 
although the City's current ordinances and policies can provide context and guidance, the 
standard of review for this application is the Coastal Act. 

D. Coastal Development Permit Determination 

1. Community Character 
Sections 30253 and 30251 of the Coastal Act address the issue of preserving the community 
character of special communities such as Carmel: 

Section 30253(5). New development shall where appropriate, protect special 
communities and neighborhoods which, because of their unique characteristics, are 
popular visitor destination points for recreational uses. 

Section 30251. The scenic and visual qualities of coastal areas shall be considered and 
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protected as a resource of public importance. Permitted development shall be sited and 
designed to protect views to and along the ocean and scenic coastal areas, to minimize 
the alteration of natural land forms, to be visually compatible with the character of 
surrounding areas, and, where feasible, to restore and enhance visual quality on visually 
degraded areas. New development in highly scenic areas such as those designated in the 
California Coastline Preservation and Recreation Plan prepared by the Department of 
Parks and Recreation and by local government shall be subordinate to the character of 
its setting. 

The Coastal Act defines special coastal communities in terms of their unique characteristics that 
make them attractive to the visitor. The City of Carmel is a very popular visitor destination as 
much for the style, scale, and rich history of its residential, commercial, and civic architecture, as 
for its renowned shopping area and white sand beach. Carmel is made special, in part, by the 
character of development within City limits. 

In particular, as a primarily residential community, the web of residential development in Carmel 
plays a key role in defining the special character of the City. Cannel is distinctly recognized for 
its many small, well-crafted cottages. These modest, sometimes quaint residences are associated 
with the era in which Carmel was known for its resident artists and writers, and functioned as a 
retreat for university professors and other notables. These little homes were nestled into the 
native Monterey pine/Coast live oak forest, on a grid of streets that was executed in a way that 
yielded to trees more than to engineering· expediency. This was the context for Cannel's 
community life and its built character. 

In the present case, the c. 1952 structure proposed for demolition is not listed on any roster of 
historical or architecturally important structures in the City. The post-WWII origins of the 
existing structure can be seen in the tar and gravel roof and other architectural details; see staff 
photographs (Exhibit 2, attached). Therefore, while this represents the replacement of an 
existing moderately-sized residence with a substantially larger, much taller building, the 
proposed demolition would not compromise any historic resources that contribute to Carmel's 
special community character. 

The proposed demolition will not open the way to new development that would be growth 
inducing or lead to compromise of an existing urban-rural boundary. The subject parcel is 
located within the city limits of the City of Carmel. The parcel is currently developed with a 
single family dwelling. Parcels in the vicinity of the subject parcel are developed with single 
family dwellings at urban densities. All utilities are connected to the existing house on this site. 
There are adequate public services for the proposed new house. Parking is adequate. 
Additionally, the proposed new house meets City requirements for maximum height, floor area, 
coverage, and yard setbacks. 

Conclusion: The proposed project will not adversely affect the unique characteristics that make 
Carmel a special community-see attached Exhibit 2 for photographs of the existing residence, 
and Exhibit 3 for site plan and elevations of the replacement structure. Further relevant details 
are contained in applicants' letter of 10/27/00, attached as Exhibit 4. Neither the demolition nor 



3-00-101 Stewart -6-

the. new construction would adversely or significantly affect any significant public view. The 
area is developed at urban densities and with urban services in an area able to accommodate the 
replacement of the existing house with a new one. Therefore, the demolition of the existing 
structure is consistent with Coastal Act Sections 30251 and 30253(5). 

2. Potential for Prejudice to LCP Planning Efforts 
Section 30604 of the Coastal Act states in part that a coastal development permit shall be granted 
if the Commission finds that the development will not prejudice the local government's ability to 
prepare a Local Coastal Program (LCP) in conformity with the applicable resource protection 
policies ofthe Coastal Act. More specifically, Section 30604(a) of the Coastal Act states: 

... • 

Prior to certification of the local coastal program, a coastal development permit shall be 
issued if the issuing agency, or the commission on appeal, finds that the proposed 
development is in conformity with Chapter 3 (commencing with Section 30200) and that 
the permitted development will not prejudice the ability of the local government to 
prepare a local coastal program that is in conformity with Chapter 3 (commencing with 
Section 30200). A denial of a coastal development permit on grounds it would prejudice 
the ability of the local government to prepare a local coastal program that is in 
conformity with Chapter 3 (commencing with Section 30200) shall be accompanied by a 
specific finding which sets forth the basis for that conclusion. • 

As previously described, the City is currently working on a new LUP submittal. A community 
planning process is now underway to determine, among other things, the basis for defining 
Carmel's community character and ways to protect and preserve this character consistent with 
the Coastal Act. 

Each residential demolition results in a significant change to the character of the lot upon which 
it is situated. In some cases, an existing structure~-because of virtues such as architectural style 
or historical associations--constitutes a significant component of the City's special character all 
by itself. More commonly, the structure only contributes to the overall impression on the visitor. 
Thus, the proposed project also affects community character on a cumulative basis. In other 
words, the effect of this particular demolition/rebuild must be evaluated within the context of the 
larger pattern of demolition and rebuild in Carmel. 

Development trends: Over time, Carmel has been changing as its older housing and commercial 
stock makes way for new developments, usually larger in size and scale. As such, the period 
since 1990 can be examined to provide a meaningful sample for understanding the change issue 
in Carmel. 

Since 1990, there have been 177 development proposals in Carmel. Of these, 145 projects (or 
over 80%) involve some form of demolition, rebuilding and/or substantial alteration of 
residential housing stock in Carmel. This comes out to roughly 13 such residentially related 
projects per year since 1990; nearly all of these have been approved. Other than the three year • 
period from 1992 1994 when a total of 13 applications were received, the number of 
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development proposals in Carmel has been fairly constant until 2000. However, in the year 2000 
alone, the Commission has received 44 applications as of October. Of these 44 applications 
received in the year 2000, 33 involved some form of demolition, rebuilding and/or substantial 
alteration of residential structures; 17 of the 33 have already been approved this year and 16 
remain pending. More applications are arriving-the current average is approximately 3 per 
month. 

Clearly the trend for demolition/rebuild/substantial remodel has been magnified in current years 
as demand for Carmel properties has outstripped the limited supply represented by the 
approximately 3,200 parcels within the City limits. However, at the expected rate of 
approximately 3 demolition applications per month, the cumulative amount of overall change by 
the target submittal date for the Land Use Plan (April 2001), will be relatively limited. 
Accordingly, the cumulative adverse effect on community character will, for the short term, 
continue to be insignificant. 

In the event the Commission receives more than the expected number of applications that it has 
been averaging most recently, the Commission can evaluate such a changed circumstance and 
revise its approach accordingly. 

Summary: Reliance on the City's own forestry, design review and historical resource protection 
procedures, together with monitoring of the application rate trends by Commission staff, will be 
adequate for addressing the mandate of Coastal Act Section 30253 to protect community 
character--at least for the limited time until the LCP is completed. Therefore, while the proposed 
demolition may result in a change of character, such change is not substantial enough to 
undermine the efforts to complete a certifiable LCP within the timeframe projected by the City. 
Accordingly, approval of the proposed project will not prejudice the ability of the City to 
complete its LCP in accordance with Coastal Act requirements. 

3. California Environmental Quality Act (CEQA) 

Section 13096 of the California Code of Regulations requires that a specific finding be made in 
conjunction with coastal development permit applications showing the application to be 
consistent with any applicable requirements of CEQA. Section 21080.5(d)(2)(i) of CEQA 
prohibits a proposed development from being approved if there are feasible alternatives or 
feasible mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment. 

The City found the project to be Categorically Exempt. The Coastal Commission's review and 
analysis of land use proposals has been certified by the Secretary of Resources as being the 
functional equivalent of environmental review under CEQA. This report has examined the 
relevant issues in connection with the environmental impacts of this proposal. The Commission 
finds that, for the reasons stated above, the proposed project will not have any significant adverse 
effects on the environment within the meaning ofCEQA. 
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Photo 1. View of existing residence looking toward front of house . 

Photo 2. View of existing residence looking from street . 

Exhibit2 
Photographs of Existing 

Residence 
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10/30/2000 09:15 831-624-3440 

TO: Vice Chairman Dave Potter 
Coastal Commissioners 

FROM: 
Donald and Carolyn Stewart 

RE: Stewart Home 
Carmel-by·fue..Sea 
Qupcnter Street between 6rh and 5th 

STEWART 

Dear Vice Chairman Potter and other Comm.issionen;: 

We are submitting this memo with the respectful request that you consider approving our 
cottage demolition at your meeting. We are not developers. This is our .home. We have 
owned our property for eleven years. It is a very simple cottage--actually more of a 
cabin. Here are some factors to consider: 

• City records indicate the house was built in 1952. 
• The house has been surveyed by the Cannel Preservation Foundation and 

found to have no historic significance. 
• No trees will be removed; two additional trees will be pJanted; the 2 oak trees 

(and our beloved cherry tree) will be protected during construction. 

PAGE 02 

• We are not "building out" to the setbacks. Preserving substantial garden areas 
is a priority for us. This is also a prime reason why we are adding a 21111 story. 

• Tbe existing home bas single-wall construction. 
• The wiring system, knob and tube, is frayed, and needs to be updated. No 

outlets are grounded and there is a spark every time something is plugged in. 
• Because the existing electrical system has low amperaee, when we uae our 
V~ it overloads and trips the fuse panel As a remedy we have to use an 
extension cord and plug it into another room. 

• There is no insuJatioJr-CoJd air comes in through the electrical outlets in the 
walls. 

• There can be no wall insulation because it would create additional fire hazard 
with the ftaycd wiring. 

• House history: our neighbors tell us that our home was oriJinally built 
encroaching on the lot line to the north and later bad so be "narrowed'' along 
the entire north side to confurm to actual property line. Thcrefure, our 
existing home is narrow. 

• Our single glazed windows allow fog and condensation on the inside and drip 
daily fi:om heat caused by preparation of morning and evening meals 

• Our kitchen is a small galley type kitchen with a small sink. a small stove, 
and 24, of counter SJ*e; there is no dining room nor dining space. 

• There is no heating system. 

3-Do-101 
ST£WA~T 
EXHI~Jr lf 
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• The holl8e's 2• bedroom was a later addition-it • not beat efticient, bas • 
developed mildew and mold, and must be clofJCd oft This reduces our usable 
interior space to about 600 sq ft. 

• Mold/mildew spores throughout the bouse agravate our aiJeqies aod 
Donald's asthma. Scnlbbin& walJs, ekuing curtains. ...t usirJ& air purifier8 
do not solve the problent. The air is~. Tbe boule is unhealthy. 

• Our small 2,. (luest) bathroom is off the livins room aod can be vay 
embarrassing for guests to use. 

• We Jove tho c.met Character. Our priorities have always been to keep the 
Carmol Character in the design and to preaerve as much garden space as 
possible. Our desip does tbat. 

• All of our neighbors enthusiasticaUy approved our desip aad signed to 
indicate their approval. iDcluding a neighbor who is on the local historic 
coDI11ktee. 

• We made aU oftbe plaD modifioations that the Carmel P1annina aod Builctiug 
Department/Commission requested in tbeir naorous review. 

So, these are things that we waated to share with you. Our plans we.re approved by the 
Cannel Plaming and Buildio& Comn1issioo. in early 2000. Please put yourselws in our 
!hoes as you IDike your declsioa rc.gard.iDg our home. Our fide is quite JiteraBy in your 
bands. 

Tb8Dk you fur your consideration. 

UJl,i;t-'~;,~ 
'j;;{j and Carolyn Stewart 
P.O. Box 5854 
c.tne~ CA 93921 
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