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SYNOPSIS 
Description of Submittal 

This is the Executive Director's Staff Report and Recommendation on the City of Carmel-by-the
Sea Local Coastal Program (LCP) Implementation Plan (IP). This is the second re-submittal of 
the Implementation plan. The current submittal is an entirely new compilation of the City's 
Municipal Code Ordinances developed over the past few years and consisting of 32 Chapters 
and 8 Appendices. It was submitted on September 25, 2003, but was not filed until January 2, 
2004 after all requisite supporting documentation was received. Coastal staff has worked 
closely with the staff of the City on issues raised by the submittal and has narrowed the scope of 
unresolved items to just a few. The standard of review for the Implementation Plan is the City's 
certified Land Use Plan approved by the Commission on March 6, 2003. 

Summary of Staff Recommendation 

Staff recommends that the Commission hold a public hearing and take the following actions for 
the City of Carmel-by-the-Sea Implementation Plan: staff recommends denial of the 
Implementation Plan as re-submitted; staff further recommends approval of the IP if the re
submittal is modified. The City has six months to accept the modifications from the time of 
action or the re-submittal stands denied. 

The recommendation for denial of the IP is based on inconsistencies and/or inadequacies of the 
re-submittal to carry out the intent of the certified Land Use Plan particularly as they relate to 
preservation of historic resources, polluted runoff and water quality issues, shoreline 
management, providing for public access and recreation, and other coastal resource related 
issues. The recommendation for certification of the IP contains Recommended Modifications to 
address each of the noted deficiencies as discussed in the chapters below. 
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Meetings between Commission and City staff have resulted in the provisional acceptance the 
majority of modifications. The City has agreed to all but a few of the Modifications including 
those involving the shoreline management and maintenance plan, the definitions of demolition 
and rebuild, and tree worksheet evaluation. 

Summary of Issues 

Community Character I Historic Preservation 

The submitted IP contains numerous standards and ordinances designed to ensure that 
Carmel's unique community character is retained. In particular, the IP includes strong residential 
and commercial design review standards and the newly created historic preservation element. 
Nontheless, the IP is missing certain requirements that are needed to effectively implement LUP 
policies, particularly concerning the protection of historic resources. Therefore, staff 
recommends that modifications be adopted to bring the IP into conformance with the certified 
land use plan. Modifications include clarifying standards to assure that historic resources are not 
demolished or otherwise altered in a way to adversely impact their historic character. In 
addition, modifications are needed to assure that the Historic Resources Board is involved in all 
aspects of administering the Historic Preservation Program. Modifications also create a 
Conservation District within the Commercial Core of the downtown to preserve the design 
context of the many historic buildings residing in this area and require consistency with the 
Secretary of Interior standard for any changes to historic resources within the City. Finally, a 
modification is required that formally adopts the results of the City's Historic Resources Survey 
identifying historic resources within the City. 

Base Zoning and Overlay Plan Districts 

A large part of the submitted IP is devoted to establishing the base zoning and overlay plan 
district rules and ordinances. These include the standards and regulations for site development 
and building standards, design guidelines and land use regulations. It covers development in 
the residential and commercial districts as well as project proposals in the beach, park, and 
community plan district overlays. Though the submitted ordinance is fairly comprehensive, staff 
has identified modifications that are necessary to bring the document into conformance with the 
certified LUP. As submitted, the Implementation Plan is inadequate to carry out the intent of the 
City's land use plan. 

In particular, staff has recommended modifications on establishing limits on site coverage, and 
the requirements for coastal development permit review. There are modifications to the 
established general regulations, design review rules, and the standards /limits on development 
within the City's residential and commercial base zoning and overlay districts. Other specific 
recommendations apply to the beach overlay district and public access rules along the City's 
beach. Staff has recommended modifications requiring additional parking on privately 
developed lots fronting Carmel Beach, expanding the beach overlay district to be coterminous 
with the Commission appeal jurisdiction. These are needed to alleviate any parking conflicts 
along Scenic Road and to ensure consistency in processing appealable permits within the 
beach overlay district. As modified, the Implementation Plan is consistent with and adequate to 
implement the policies of the certified land use plan. 
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General Provisions Applying in All Districts 

This sections includes general provisions and rules that apply in all districts including standards 
for landscaping, non-conforming uses and buildings, off-street parking, signs, subdivision and 
lot-line adjustments, storm water quality, telecommunications, trees and shrubs, and water 
management. With the exception of the storm water quality element, the various chapters 
required only minor changes to bring them into conformance with the certified LUP. A minor 
modification is recommended to the chapter on Lot-line Adjustments that prohibits lot-line 
adjustments or subdivision of illegal lots, and requires a complete chain of title or other evidence 
prior to subdivision of legal lots. Staff also recommends a minor modification to the City's 
landscape chapter prohibiting the use of invasive, non-native plants, and another modification 
prohibiting the placement of a "No Trespassing" sign within 20 feet of a public access or 
recreational area. The most significant modification is to the City's Storm Water Utility 
Ordinance. Commission staff reviewed the submitted element and determined that it was 
inadequate to implement the certified land use plan. Aft~r consultation with City staff, a new 
storm water element was drafted and included as a new chapter to the Implementation Plan 
submittal. The new element contains recommendations designed to avoid and/or minimize the 
introduction of polluted runoff into coastal waters. It includes site design, source control, and 
treatment control measures and best management practices aimed reducing pollutant loads 
associated with residential and commercial development. The modification will help the City 
attain its water quality goals and is adequate to carryout the intent of certified LUP. 

Process and Authorities 

This section deals with permit procedures, appeals, restricted uses, design review, 
environmental review, amendments, findings, and enforcement. As submitted, the IP document 
needed significant modification particularly with respect to permit procedures and appeals. The 
modifications were necessary to establish the process for review of development within the 
coastal zone and to ensure that the development is consistent with the Local Coastal Program 
and the Coastal Act. Modifications were also necessary to identify which development is subject 
to COP review and those that are subject to review by the City or the Commission. Another 
modification was required to identify the categories of development, which are exempted from 
the coastal development permit process pursuant to section 3061 0 of the Coastal Act. 

With respect to appeals, several minor modifications were needed, including a change that 
establishes the grounds for appeal of any development and limits them to an allegation that the 
approved project does not conform to the certified LCP or the public access policies of the 
Coastal Act. 

General Terms and Definitions 

The final chapter of the submitted IP is the list of terms and definitions. Staff is making a few 
recommended modifications to this section, including adding the terms "coastal plan," "ESHA," 
and "feasible." In addition, staff is recommending modifications to the definitions of "site 
coverage," "rebuild," and "demolition." The change to site coverage is necessary to eliminate 
decomposed granite from the list of materials that are truly permeable. The recommended 
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modification to the demolition definition is necessary to bring the definition into conformance 
with the past Commission practice and to assure the protection of community character, 
consistent with the LUP. The City's submittal defines demolition as the complete removal of a 
structure or dwelling. Prior to this change, the City and Commission have been operating under 
a categorical exclusion order (E-77-13) which at that time that it was approved, defined 
demolition as the removal of 50% or more of the exterior, structural elements, roof, or 
foundation of an existing building or dwelling. Weakening of this standard could have broad 
ranging effects on historic and non-historic buildings alike. 

Other Issues 

Two other issue areas of note are the Shoreline Management Plan (Appendix A) and the City's 
Tree Evaluation Worksheet (Appendix B). Staff recommended modifications in · the 
Implementation Plan appendices as necessary to require coastal development permits for 
development along the shoreline, strengthen the application requirements for COPs, and 
establish jurisdiction over development at the base of the bluff and on the beach. Staff also 
suggested modifications to Appendix B to lower the requirement for establishing tree 
significance. As so modified, the Implementation Plan is consistent with and adequate to 
carryout the intent of the certified LUP. 

Public Participation Summary 

The noted issues and others of more local concern were debated in many public forums. The 
City has provided a detailed summary of public participation available for review at the 
Commission offices. As described, the Implementation Plan is a compilation of the City's 
·municipal code ordinances and other standards required to effectuate the certified Land Use 
Plan. There have been numerous opportunities to debate these issues at the City, although staff 
has received written correspondence requesting that the Commission hearing to be postponed 
to March 2004 in Monterey. See attached Exhibit 1. 

Additional Information 

For further information on the Implementation Plan or the staff report, contact Mike Watson at 
(831) 427-4863. Correspondence should be sent to the Central Coast District Office at 725 
Front Street, Suite 300, Santa Cruz, CA 95060. 
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Exhibit 1: Written Correspondence re: Implementation Plan 

I. STAFF RECOMMENDATION: MOTIONS AND RESOLUTIONS 
Staff recommends adoption of the following resolutions: 

RESOLUTION I. (RESOLUTION TO DENY CERTIFICATION OF THE 
IMPLMENTATION PROGRAM AS SUBMITTED) 

MOTION 1: I move that the Commission reject the Implementation Program 
for the City of Carmel-by-the-Sea as submitted. 

STAFF RECOMMENDATION OF REJECTION: 

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

RESOLUTION TO DENY CERTIFICATION OF THE IMPLEMENTATION PROGRAM AS 
SUBMITTED: 

The Commission hereby denies certification of the Implementation 
Program submitted for the City of Carmel-by-the-Sea and adopts the 
findings set forth below on grounds that the Implementation Program as 
submitted does not meet the requirements of and is not in conformity with 
the policies of Chapter 3 of the Coastal Act. Certification of the 
Implementation Program 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 Program as submitted. 

RESOLUTION II. (RESOLUTION TO CERTIFY THE IMPLMENTATION PROGRAM 
WITH SUGGESTED MODIFICATIONS) 

California Coastal Commission 



7 1 CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

MOTION II: I move that the Commission certify the Implementation Program 
for the City of Carmel-by-the-Sea 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 Program with suggested modifications 
and the adoption of the following resolution and findings. The motion 
passes only by an affirmative vote of a majority of the Commissioners 
present. 

RESOLUTION TO CERTIFY THE IMPLEMENTATION PROGRAM WITH SUGGESTED 
MODIFICATIONS: 

The Commission hereby certifies the Implementation Program for the City 
of Carmel-by-the-Sea if modified as suggested and adopts the findings 
set forth below on grounds that the Implementation Program with the 
suggested modifications will meet the requirements of and be in 
conformity with the policies of Chapter 3 of the Coastal Act. Certification 
of the Implementation Program 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 
Program on the environment, or 2) there are no further feasible 
alternatives and mitigation measures that would substantially lessen any 
significant adverse impacts on the environment. 

II. SUGGESTED MODIFICATIONS 
The Commission suggests that the following changes to the submitted City of Carmel-by-the
Sea Implementation Plan are necessary to make the requisite findings. If the local government 
accepts the suggested modifications within six months of Commission action, by formal 
resolution of the City Council, the Implementation Plan will become effective upon Commission 
concurrence with the Executive Director finding that this has been properly accomplished. 

CHAPTER 17.2: Title Components, Zoning Districts, General Rules 

Modification #1. Revise Section 17.2.6 as follows: 

An application for any permit, license, or approval submitted pursuant to this title shall not 
be accepted as complete for processing unless it is consistent with the land use 
designation described in the General Plan and the Coastal Land Use Plan. However. the 
concurrent filing of a permit or license with a General Plan/Land Use Plan amendment 
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application and/or and amendment to the Zoning Code/Implementation Plan shall be 
allowed. In such cases. the permit or license application(s) shall be considered incomplete 
for purposes of implementing the Permit Streamlining Act until final action has been taken 
on the amendment(s) to the General Plan I Land Use Plan I Zoning Ordinance I 
Implementation Plan. Ho•."Je•Jer, the concurrent filing of a General Plan amendment 
application with an amendment to the zoning district or he proOJisions of this title shall be 
allmved. In any case, where there is a conflict between this title and the General Plan and 
Coastal Land Use Plan, the General Plan and the Coastal Land Use Plan shall prevail. 

Modification #2. Revise Section 17.2.9 A as follows: 

Except as otherwise provided herein and by applicable State or Federal law. the 
regulations of this title and requirements and conditions imposed pursuant to this title shall 
Ret supersede aRy all other regulations or requirements adopted or imposed by the City of 
Carmel by the Sea City Council, any board, commission, or department of the City of 
Carmel by the Sea, or any other local, state, or federal agency that has jurisdiction by law 
over uses and development authorized by this title. All uses authorized by this title shall 
comply with all other such regulations and requirements. Where two or more ordinances 
regulate the same use or acti\'ity, the more restricti!Je ordinance shall apply. In the event of 
a conflict between the regulations of this title and any other regulations or requirements 
adopted or imposed by the City of Carmel by the Sea or by any of the boards. commissions 
or departments. the regulations imposed pursuant to this title shall take precedence. In the 
event of a conflict between the regulations of this Title and the General Plan/Land Use 
Plan. the latter shall take precedence. 

Modification #3. Revise Section 17.2.10 as follows: 

Any building or structure for which a Coastal Development Permit and a Building Permit 
have Ra& been issued prior to the effective date of this title, or any amendment to this title, 
may be completed and used in accordance with the plans, specifications, conditions and 
other permits on which said Coastal Development Permit and Building Permit was were 
granted, as long as the Coastal Development Permit has not expired before construction 
has begun and construction is commenced within one (1) year after issuance of the 
Building Permit and diligently pursued to completion as determined by the Building Official. 
No extensions of time shall be granted for commencement of construction if any provision 
of this title has been amended so as to make the building, structure or permit§_non
conforming to the provisions of this title. 

CHAPTER 17.10: R-1 District Design Regulation 

Modification #4. Revise Section 17.10.2 E as follows: 
Certificates of Compliance. Any person owning real property or vendee pursuant to a 
contract of sale of real property may request, and a local agency shall determine, whether 
the real property complies with all applicable City ordinances and the Subdivision Map Act 
regarding the formation of legal lots. Upon finding that a parcel complies with the 
requirements for ~legal lot under the Subdivision map Act and local ordinances adopted 
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pursuant to formation of legal lots, the Department of Community Planning and Building 
shall issue for recordation a certificate of compliance. If the Department determines that 
the property does not comply with applicable State and City requirements. The Director 
may impose any conditions that would have been applicable to the division of the property 
at the time the applicant acquired his or her interest. Upon making a determination of non
compliance and establishing conditions, the City shall cause a conditional certificate of 
compliance to be filed for recordation with the County recorder. In addition. the lot 
configuration described in the conditional certificate of compliance shall be subject to the 
coastal development permit requirements of section 17.52 of this LCP. Furthermore. any 
lot configuration described in a [unconditional) certificate of compliance shall be subject to 
the COP requirements of the LCP (Section 17.52) if the division of land that created that 
configuration occurred subsequent to January 1. 1977 or February 1. 1973 in the case of a 
division subject to Prop. 20). Compliance with these conditions shall be required prior to 
City action on any permit for development of the parcel except as otherwise provided in 
this Section. 

Modification #5. Revise Section 17.10.3.8.2 and 17.10.3.8.2(a)ii) as follows: 

Maximum Site Coverage. 10 percent of the site area. At least 50 percent of all site 
coverage shall be permeable or semi permeable. Impermeable site coverage, as defined 
in section 17.70. shall be limited to a maximum of 22% of the base floor area allowed for 
the site (Note: on a 4,000 sq. ft. site this equals 396 sq. ft. or 10% of the site). 

a. Exemptions. 

ii. Driveways and Walkways. A single driveway up to 9 feet in width and a single 'IJalk•Nay 
up to 4 feet in width, the combined area of which do not exceed 500 square feet, are 
exempt from site coverage limits if made of semi permeable or full permeable materials. 
Such walkways shall connect the home entrance 'A'ith either the driveway or a front or side 
property line facing a street. Front walk\vays shall not be permitted to encroach into the 
right of way and shall either connect with the drive•Nay on site or shall stop at the property 
line, as sho•lm in Figure II 4. Additional Site Coverage for Driveways. If at least 50% of 
all site coverage on the property is made of permeable or semi-permeable materials, an 
additional amount of site coverage of up to 4% of the site area may be allowed for use in a 
single driveway of up to nine feet (9') in width. Driveway paving materials may encroach 
into unimproved rights of way between the property line and the street. 

Modification #6. Add Section 17.10.8 as follows: 
17.10.8 Additional Use Regulations 

Development. as defined in section 17.70 of the LCP, shall not interfere with the public's 
right of access to the sea by eliminating free public beach parking along San Antonio 
Avenue between 2"d Avenue and Santa Lucia or along any street rights of way west of 
San Antonio. 
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Modification #7. Revise Section 17.14.11 as follows: 
To assist in the design and review process, the City Council has adopted Commercial 
Design Guidelines. Proposed projects need not strictly comply with every guideline to be 
approved but deviations should be minor and reasonably related to good design principles 
and site conditions. When a proposed project involves construction of a new building or 
the replacement, significant enlargement, or modification of an existing building, applicants 
are encouraged, first, to consult the Design Guidelines an then to prepare and submit 
conceptual or preliminary drawings for review by the Design Review Board or Planning 
Commission. This preliminary review can promote communication between project 
applicants and the City's staff and decision-makers, facilitating an understanding of 
applicable design regulations and avoiding unnecessary expenditures in detailed plans. 
Development of single family residences in the RC district shall be consistent with the 
standards and criteria identified in Chapter 17. 1 0: R-1 District Design Regulations. 

CHAPTER 17.20: Overlay Districts 

Modification #8. Revise Section 17.20.14: Boundaries of the Beach Overlay District 
as follows: 
Beach and Riparian Overlay District 
+A-is The Beach and Riparian Overlay district shall be coterminous with the California 
Coastal Commission's coastal development permit appeal jurisdiction and shall include all 
public and private property, wholly or in part. within the boundaries of the appeal 
jurisdiction identified in section 17.54.2 A & B of this Chapter. apply to the entire area from 
the mean high tide eastv.'ard to the limit of all private property fronting on either side of the 
first public road inland from the beach. The specific boundaries of the Beach and Riparian 
Overlay district are shown schematically on Figures 111-11 and 111-12. [REVISE AS 
NEEDED] A definitive listing of all affected private property is included with each figure. 
[REVISE AS NEEDED] All public property within the boundary described above is also 
included within the district. 

Modification #9. Revise Section 17.20.15: Coastal Development Permit Required as 
follows: 
Unless exempted by Section 17.52.6: Development Excluded from Coastal Permit 
Requirements, all new construction, additions, design alterations or changes in land use in 
the Beach Overlay District development. as defined by 17.70. shall require a use permit 
whish shall constitute a Coastal Development Permit, in addition to any other permits(s) 
required by law. Development undertaken pursuant to such a permit shall conform to the 
plans, specifications, terms, and conditions approved in granting the permit. Notice, 
hearing and appeal procedures shall be established in Chapter 17.52: Permit Procedures 
and Chapter 17.54: Appeals of this Title. 

Modification #10. Revise Section 17.20.16: Permit Standards as follows: 
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The following standards shall be used by the Planning Commission decision making 
bodies in approving or denying a Coastal Development Permit in the Beach and Riparian 
Overlay District. In the list below, items A. B. C. E. I, J, K and P apply to all properties in 
the Overlay District and items D. F. G, H. L. M. N. 0, Q and R apply to only those 
properties west of Carmela or North San Antonio Avenue. No building permit for any 
development, as defined in section 17. 70, including but not limited to new construction, 
additions, exterior alterations or change in land use shall be approved unless a Coastal 
Development Permit is approved taking into consideration all of the following as may be 
appropriate to the scope of the project: 

B. Location. All proposed construction development shall be located and designed to 
avoid conflict with recreational use of any adjacent public property or conflict with 
coastal resources. 

C. Design Compatibility. All proposed construction development shall be compatible 
in design with existing buildings in the area for the purpose of protecting the 
neighborhood character and consistent with the R-1 design guidelines established in 
17.10 with the exception of specific standards called out in 17.20 herein. 

D. Access. Development shall not interfere with the public's right of access to the sea. 
Potential public right of access shall be reviewed on the property and, where, 
appropriate, made a condition in the permit. 

K. Drainage. A drainage system shall be provided for the project all new development 
to prevent tiR€Itle erosion .. and excess water running from the site onto the beach or 
endangering coastal protective structures or coastal access structures as determined 
by the Building Official minimize runoff. infiltrate and filter stormwater prior to 
conveyance off-site. 

M. Prohibition on Private Development Needing Protection. Proposed New 
development of private property shall not be approved where the City determines 
geologic evidence concludes that shoreline protective structures will be necessary to 
protect the new structures at the time of development, or within 1 00 years of 
development. 

0.2 Use of Bluff Retreat Setbacks. No development except public access pathways, 
public restrooms, stairways and associated public recreational or infrastructure 
facilities shall be permitted within the bluff retreat setbacks identified in site-specific 
geologic reports. 

R. Parking. On sites of 6,000 square feet or greater. two on-site parking spaces per 
primary dwelling unit shall be provided for all new residential development in the 
Beach and Riparian Overlay District. One of these spaces may be established as an 
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uncovered tandem space within the front or sideyard setback located on the driveway 
in front of a garage or carport or elsewhere on the property where parking is allowed 
by the underlying zoning district. 

Modification #11. Revise Section 17.20.17: Application Content as follows: 
A. Erosion Control Plan. All development permit applications involving substantial 
alterations to existing buildings or site design, or construction of new buildings on ocean
fronting parcels shall include a site-specific erosion control plan. The plan shall be 
prepared by a registered engineer qualified in hydrology and soil mechanics, and shall 
ensure that the development will not contribute to the erosion or failure of any bluff face, 
and will eliminate or mitigate any adverse impacts on local shoreline sand supply to the 
maximum extent feasible. New development that (1) increases site coverage by more than 
2% of the site area or (2) involves grading that will affect drainage patterns on or off-site or 
(3) involves either a rebuild or construction of a new building or shoreline structure shall 
include a site specific erosion control plan that includes controls on grading (i.e. timing and 
amounts). best management practices for staging. storage. and disposal of construction 
materials. design specifications of sedimentation basins. and landscaping I re-vegetation 
of graded or disturbed areas. New development shall further include a site-specific 
polluted runoff control plan that demonstrates how runoff will be diverted from 
impermeable surfaces onto permeable areas of the property in a non-erosive manner to 
filter and infiltrate stormwater prior to conveyance offsite. 

Modification #12. Revise Section 17.20.18 A: Protection of Existing Coastal Access 
as follows: 
A. Protection of Existing Coastal Access. Development may not interfere with public 
rights of access to the sea where the rights were acquired through use or legislative 
authorization. Public access rights may include but are not limited to the use of dry sand 
and rocky beaches to the first line of terrestrial vegetation. Development shall not interfere 
with the public's right of access to the sea by eliminating free public beach parking along 
Scenic Road. the Del Mar parking lot. and San Antonio Avenue from 2"d Avenue to Santa 
Lucia Avenue. or any street right of ways west of San Antonio. 

13. Revise Section 17.20.19: Shoreline Protection as follows: 
B. Drainage Devices. New drainage devices extending over the bluff face shall not be 
permitted.:. Repair and maintenance shall be allowed for existing devices serving existing 
facilities. Construction of new dwellings and rebuilds of existing dwellings shall require 
abatement of existing private drainage devices that extend over the bluff face and all 
excess drainage shall be diverted from impermeable surfaces onto permeable areas of the 
property in a non-erosive manner to filter and infiltrate storm water prior to conveyance to 
the City's Municipal drainage facilities. if the property can be drained away from the blu:ff 
faG&:. All new drainage structures shall be constructed so that drainage water will not spill 
over or onto the bluff face. Drain pipes shall be allov.1ed only where no less 
en•1ironmentally damaging drain system is feasible, and drain pipes are designed and 
placed to minimiz:e impacts to the blu:ff face, toe of blu:ff, and beach. 

California Coastal Commission 



13 1 CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

C. Shoreline Protective Structures. Shoreline protective structures limited to sea 'Nalls, 
engineered revetments, may be allowed with Coastal development permitted appro·.~al, 
only when the review authority determines that the structure is: 

5. Designed to preserve lateral avoid or minimize. if avoidance is infeasible. impacts on 
beach access, where feasible; 

Modification #14. Revise Section 17.20.22 D.2: Report Contents as follows: 
The biological resources report shall: 

a. Prepare a biological survey of the site that includes identification of sensitive resources. 
the habitat values, and the location of sensitive resources. The report shall also evaluate 
the impact that existing and proposed development may have on the habitat, including 
whether the existing and proposed development will result in a significant disruption of 
habitat values. The report shall identify feasible alternatives to avoid disrupting the habitat 
values. If avoidance is not possible, mitigation measures shall be identified that protect the 
resource from disturbance or degradation, if such mitigation measures exist, and a 
program for monitoring and evaluating the effectiveness of the mitigation measures. 

Modification #15. Revise Section 17.20.22 E: General Development Standards as 
follows: 

1. Performance Standards. All development adjacent to or within an ESHA shall comply 
with the following requirements. 

a. New development shall be designed, sited, constructed, and maintained so as to Ret 
significantly avoid or minimize, if avoidance is not feasible, disruption of the habitat values 
in the ESHA. 

Modification #16. Add the following text on Page 111-5 under heading CHAPTER 17.20 
OVERLAY DISTRICTS: 

Article VII: Downtown Conservation District 

Modification #17. Add the following text on page 111-43: 

Article VII: Downtown Conservation District 

Sections: 
17.20.26 Purpose. 
17.20.27 Boundaries of Downtown Conservation District 
17.20.28 Procedures and Criteria for Review 

California Coastal Commission 
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17.20.26 Purpose 

The City recognizes that Ocean Avenue and the commercial properties that surround this 
corridor contain some of the most memorable and important commercial buildings in 
Carmel. The design character and ambience created by these buildings are an essential 
part of the Carmel experience and critically important to the economy of the City. This 
area also has one of the highest concentrations of historic buildings in the City. The 
purpose of the Downtown Conservation District is to protect the historic resources and the 
general design context that surrounds them and to implement the following General 
Plan/Local Coastal Land Use Plan policies: 

A. Recognize the qualities and attributes that make up the unique architectural 
character of Carmel. Retain these qualities in existing buildings and encourage 
the use of them in new structures. (LUP Goal G1-3) 

B. Protect the special and unique character of Ocean Avenue and the surrounding 
commercial area. Ensure. through the administration of land use and design 
regulations. that the architecture. landscape. scale and ambience of this area are 
maintained. (LUP Policy P1-63) 

C. Retain the scale and variety of design established in the retail core when 
considering changes to buildings that are not historic. Protect. preserve and 
rehabilitate historic commercial architecture that represents the character. 
ambience and established design context of the commercial area. (LUP policy 
P1-66) 

17.20.27 Boundaries of the Downtown Conservation District. 
The boundaries of the Downtown Conservation District are shown on Figure 111-13. A 
definitive listing of all affected properties is included with Figure 111-13. 

17.20.28 Procedures and Criteria for Review. 
The following procedures shall apply to all applications for demolitions. rebuilds. exterior 
alterations and additions to building sites located in the Downtown Conservation District. 

A. Historic Resources. Projects affecting any historic resource shall require 
approval by the Historic Preservation Board consistent with Chapter 17.32. In its 
review. the Board shall apply the Secretary of Interior's Standards and shall 
adopt the following findings: 

California Coastal Commission 
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1. The historic character of the property will be retained and preserved. 
Distinctive materials. features. spaces. and spatial relationships that 
characterize the property will be preserved. 

2. Distinctive materials. features. finishes. and construction techniques or 
examples of craftsmanship that characterize the property will be preserved. 

3. The new work shall be subtly differentiated from the old and will be compatible 
with the historic materials. features. size. scale. and proportion and massing 
to protect the integrity of the property and its environment. 

4. The proposed development is consistent with the established design context of 
the Conservation District and will not adversely affect any historic resources 
on the project site or on adjacent sites. 

Following action by the Historic Resources Board. the project shall then be scheduled for 
final review by the Planning Commission or Design Review Board consistent with Chapter 
17.58. 

B. Non-Historic Properties. Projects affecting properties determined not to be 
historic shall require a review and recommendation from the Historic 
Preservation Board prior to review and final action by the Planning Commission, 
Design Review Board or the Planning Director. The purpose of this review shall 
be limited to advising the decision-making body on (1) the project's consistency 
with the established design context of Ocean Avenue and the surrounding 
commercial area and (2) identifying any potential impacts on nearby historic 
resources. The following findings shall be used by the Board in making its 
recommendations: 

Figure III-13 

1. All proposed new development shall not exceed the greater of the base floor 
area ratio requirements identified in section 17.14.14 or the existing floor area 
of the site. 

2. The proposed development is consistent with the established design context of 
the Conservation District and will not adversely affect any historic resources 
on the project site or on adjacent sites. 

Downtown Conservation District 

Junipero 

California Coastal Commission 
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CHAPTER 17.22: 

Downtown Conservation District: Those building sites that include all or portions 
of the following lots: 

54 
55 
56 
57 
58 
70 
71 
72 

Community Plan Districts 

17-20 
19-22 
19-22 
17-20 
18,20.25,26 
All lots 
All lots 
All lots 
All lots 
All lots 
All lots 
All lots 
All lots 
All lots (street frontages only) 

Modification #18. Revise Section 17.22.6 Status of Community Plans as follows: 
A. A community Plan (CP) shall be effective on the same date as the orclinanse creating 
the CP district. The City Council may impose dates and terms upon whish a Community 
Plan (CP) will expire, although establishment of expiration dates and terms is not required. 
Expiration of a Community Plan (CP) voids the CP district and causes the property to 
re•Jert to the zoning map designation preceding the amendment to the CP district or to a 
zoning designation approved by the City Council, consistent vtith the General Plan land 
use designation for the plan area. After City Council adoption of a Community Plan or 
Specific Plan. an amendment to the City's certified Local Coastal Program shall be 
submitted to the California Coastal Commission pursuant to Public Resource Code 
Section 30515. The City may submit a proposed amendment either as an amendment that 
will take effect automatically upon Coastal Commission approval. or as an amendment 
that will require formal City Council adoption after Coastal Commission approval. 

CHAPTER 17.30: Demolitions 

Modification #19. Revise Section 17.30.1 Demolition of Structures as follows: 
Chapter 17.30 Demolition of Structures Buildings 
Sections: 

California Coastal Commission 
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17.30.1 Demolition of Structures Buildings. 
17.30.2 Conversion or Demolition of Affordable Housing. 

17.30.1 Demolition or Rebuilding of Structures Buildings. 
Except when required for the emergency protection of public health or safety as 
determined by the City Administrator in consultation with the Building Official, no permit 
authorizing the demolition or rebuilding of any structure or building within any district shall 
be issued until reviewed by the Planning Commission or Design Review Board in 
accordance with the findings established in Section 17.64.7: Demolition and Conversion of 
Residential Structures (if applicable). No permit for Demolition or Rebuilding shall be 
approved without the concurrent review and approval of replacement construction for the 
site. If the structure or site is identified as an historic resource in the Carmel Inventory tRe 
demolition is prohibited except when approved by the Historic Resources Board and the 
Planning Commission consistent with the findings established in section 17.64.5. sRall oe 
tRe se&isieR mal~iRg oesy fer tRe semelitieR ~ermit 8FIS fer 8all related land use, design 
review and environmental review approvals and the processes established in Chapter 
17.32: Historic Preservation, also shall be followed. The demolition, rebuilding or 
relocation of any structure shall require a coastal development permit. 

Modification #20. Add the following section to Chapter 17.30: 
17.30.3 Minimum Standards. Applications for demolition of any structure(s) that would 
cause there to be two (2) or more potential building sites, shall include submittal of 
substantial evidence (e.g., a review of City records, parcel-related documents filed at the 
Monterey County Recorder's office, chain of title documents, etc.) demonstrating the 
existence of two (2) or more legal lots of record that will meet City standards for building 
sites. Applications that proposed the merger of all underlying lots are exempt from this 
requirement. 

CHAPTER 17.32: Historic Preservation 

Modification #21. Revise Section 17.32.1 Purpose as follows: 
The purpose of the historic preservation ordinance is to establish standards, procedures 
and regulations to promote identification, ~preservation, and enhancement of historic 
resources including buildings, structures, objects, sites, districts and archaeological 
resources that represent the unique architectural, cultural, historic and prehistoric identity 
of Carmel-by-the-Sea, by: 

A. Establishing a Historic Resources Board with powers and duties to administer the 
City's Historic Preservation Program. 

B. Maintaining an inventory of historic resources. 
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C. Identifying and protecting archaeological resources. 

D. Protecting the design character and context of the residential and commercial 
areas by maintenance of an appropriate setting for historic resources. 

E. Participating in Federal and State preservation processes and programs. 

F. Becoming a certified local government. 

G. Incorporating historic preservation principles into the City's project review 
process. consistent with State and Federal standards. criteria. and practices. 

H. Avoiding and minimizing potential impacts on historic resources when developing 
and enforcing land use, design review, zoning, fire code, environmental review 
and other City regulations. 

I. Pursuing and supporting the use of appropriate capital, Federal, State and local 
private grants, loans, tax credits and tax relief. 

J. Providing financial, technical and legal assistance programs to encourage and 
assist with rehabilitation and maintenance of historic resources. 

Modification #22 Revise Section 17.32.2.B.4 Historic Resources Board as follows: 

4. If professional members with the required expertise cannot be found, the City Council 
may substitute one or more additional public members with a demonstrated interest 
!llii historic preservation. 

Modification #23 Revise Section 17.32.3 Duties and Powers of the Historic 
Resources Board as follows: 

The Historic Resources Board, established in accordance with the provisions in Title 2.24, 
shall have the following duties, powers and responsibilities: 

A. To administer the Historic Preservation Program pursuant to Title 17. Chapter 32. 
B. To review. and approve, deny or approve with conditions, Determinations of 

Consistency with the Secretary of Interior's Standards for all major alterations 
involving historic resources. 

C. To administer the Carmel Inventory and Register. 
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D. To approve or deny requests submitted by owners of identified historic resources 
to designate historic resources and thereby place the resources on the Carmel 
Register. 

E. To approve or deny requests to remove resources from the Carmel Inventory 
and/or the Carmel Register. 

F. To advise the Planning Commission and the City Council on amendments to the 
Historic Context Statement, Historic Preservation Ordinance and the provisions 
of the General Plan related to historic resources. 

G. To advise the Planning Commission and the City Council on the establishment of 
Historic Districts. 

H. To advise the City Council on becoming a Certified Local Government for 
purposes of Historic Preservation. 

I. To advise the Planning Commission on the adequacy of environmental 
documents involving potential impacts to identified historic resources. 

J. To advise the City Council on proposed Mills Act contracts and proposed tax 
credit applications. 

K. To hear appeals of actions by Staff to approve or deny Determinations of 
Consistency for minor alterations and/or Track One projects affecting historic 
resources. 

L. To hear appeals of any administrative determination that a property is not eligible 
for the Carmel Inventory and to reverse where necessary such determinations. 
thereby placing such properties on the Inventory. 

M. To develop historic resource interpretive programs that will foster greater 
understanding of, and appreciation for, historic resources. including Carmel's 
origins and history. 

N. To review and advise the City Council on periodically updating the Historic 
Context Statement. 

Modification #24. Revise Section 17.32.4 and 17.32.4A,B,C,F Eligibility Criteria for 
the Carmel Inventory. As follows, add new sections G and H: 
The following types of resources are to be included in the Carmel Inventory: individual 
properties, historic districts, and archeological resources. Historic districts may consist of 
multiple properties that are united geographically and located with a defined boundary, or 
isolated properties that do not share a geographic boundary but are united by_a common 
theme (also known as a "thematic grouping"). The Director and the Historic Resources 
Board, based on recommendations of in coordination with qualified professionals shall use 
the following criteria in making determinations on the eligibility of properties for the Carmel 
Inventory. To be eligible for the Carmel Inventory, historic resources: 

B. Shall retain substantial integrity. A property may be potentially significant under 
one or more of the above California Register criteria, however, if it does not 
substantially retain integrity, it shall not be included in the Inventory or considered 
an historic resource. Integrity (association, feeling, setting location, design, 
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materials and workmanship) shall be documented by comparing the existing 
condition of the resource with the original building plans or early records and 
photographs, or other substantial evidence (e.g. literature review. Sanborn maps, 
architectural files, land records) and/or by physical inspection by a qualified 
professional. Integrity shall be assessed by (1) defining the physical features that 
must be present for a property to represent its significance. (2) determining 
whether these features are still visible enough to convey significance. (3) 
determining whether the property needs to be compared to other similar 
properties to understand its significance. and (4) determining which aspects of 
integrity are vital if the property is to qualify as a resource (see National Register 
of Historic Resources. Bulletin #15). 

C. Should be a minimum of 50 years of age and Shall meet at least one of the four 
criteria for listing in the California Register at a national or statewide level of 
significance (primary resource) or at a regional or local level of significance (local 
resource) per CEQA Guidelines Section 15064.5(a)(3): 
1. Is associated with events that have made a significant contribution to the 

broad patterns of local or regional history or the cultural heritage of 
California or the United States; 

2. Is associated with the lives of persons important to local, California or 
National history; 

3. Embodies the distinctive characteristics of a type, period, region, or 
method of construction, or represents the work of a master, or possesses 
high artistic values, or; 

4. Has yielded, or has the potential to yield, information important to the 
prehistory or history of the local area, California or the Nation. 

F. All properties included in the Inventory as of the date of final certification of the 
LCP. are hereby included in the Carmel Historic Resource Inventory unless 
removed by the Historic Resources Board pursuant to 17.32.70. Recordation 
and notice of the inclusion of these resources in the Inventory shall be provided 
pursuant to 17.32.7C. All subsequently identified Historic Resources shall be 
added to the Carmel Historic Resource Inventory and reported to the Historic 
Resources Board. 

G. Any interested parties or organizations may submit to the City. requests or 
applications for identification of historic resources to be included in the Inventory. 
The City shall process such requests or applications within 60 days. consistent 
with the procedures established in this Chapter. 

H. A resource less than fifty (50) years old may be eligible if it is of exceptional 
importance to the City. State. or Nation based on its unusually strong contribution 
to history. architecture. engineering or culture. or because it is an integral part of 
an historic district. 

Modification #25. Revise Section 17.32.5.8 Alteration of Property as fqllows: 

California Coastal Commission 
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B. No application for property development shall be deemed complete unless it 
includes aR Administrative Determination that the property is either eligible or 
ineligible for the Carmel Inventory. For properties where eligibility has not yet 
been established, the Department shall initiate the process for determining 
eligibility upon the filing of any application for property development. 

Modification #26. Revise and add to Section 17.32.6 Determining Eligibility for the 
Carmel Inventory as follows: 

A. Historic Context Statement. 
1. The City shall maintain an Historic Context Statement. 
2. The purpose of the Historic Context Statement is to establish a baseline 

of information against which the potential historic significance of a 
property is evaluated. "The significance of a historic property can be 
judged and explained only when it is evaluated within its historic context. 
Historic contexts are those patterns or trends in history by which a 
specific occurrence, property, or site is understood and its meaning (and 
ultimately its significance) within history or prehistory is made clear." 
(National Register Bulletin: "How to Apply the National Register Criteria 
For Evaluation," p. 7). However, exclusion of a resource type from the 
context statement shall not preclude a finding of historical significance by 
a qualified professional. 

3. The Historic Context Statement shall be updated at least every five years. 
Updates shall be submitted to the California Coastal Commission as LCP 
amendments. 

4. Staff may, as part of any updates to the Historic Context Statement, 
require that a reconnaissance survey be conducted by a qualified 
professional. 

B. Initial Assessment of Historic Significance. 
3. If, based on the initial assessment, the property is determined to be 

ineligible for the Inventory, is outside the Archaeological Overlay Zone, 
and no evidence of archaeological resources is present, then no further 
action is required except as otherwise stated below. and the Department 
shall issue a finding Determination of Ineligibility consistent with 
17.32.6.D. below. All Determinations of Ineligibility shall be provided to 
anyone \vho has requested a copy of such determinations and shall be 
transmitted to members of the Historic Resources Board before a project 
is calendared for design review. Determinations of Ineligibility made by 
the Department may be appealed to the Board as established in section 
17.32.18. 

C. Intensive Survey. 
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2. If the intensive survey determines that the property is ineligible for the 
Inventory, then all provisions of section 17.32.6.D shall apply. no f1::1rther 
action is req1::1ired and the Department shall issue a finding of ineligibility. 
All determinations of ineligibility shall be provided to anyone who has 
req~::~ested a copy of s1::1ch determinations ... and shall be transmitted to 
members of the Historic Reso1::1rces Board before a project is calendared 
for design re•Jiew. Determinations of ineligibility made by the Department 
may be appealed to the Historic Reso1::1rces Board as established in 
section 17.32.18. Determinations of ineligibility shall not be final 1::1ntil all 
appeal processes have r1::1n. 

D. Determinations of Ineligibility. 
1. Upon making a determination that a orooertv does not qualify for the 

Carmel Inventory. the City shall issue a Determination of Ineligibility. Each 
Determination of Ineligibility shall include the street location. the block and 
lot identification. age of structure. and a statement as to why the property 
is not eligible for the Carmel Inventory. 

2. All Determinations of Ineligibility shall be (a) provided to anyone who has 
requested a copy of such determinations, shall be (b) transmitted to 
members of the Historic Resources Board and (c) made available for 
public review during normal business hours at City Hall for ten days. 
before a project is calendared for design review. Upon receipt. any 
member of the Historic Resources Board may call a Determination of 
Ineligibility up for review by the Board by filing a written request with the 
Department during the appeal period. 

3. Determinations of Ineligibility made by the Department may be appealed to 
the Historic Resources Board by any aggrieved person as established in 
section 17 .32.18. Determinations of Ineligibility shall not be final until all 
appeal processes have run. The appeal period for Determinations of 
Ineligibility shall be 10 days from the date the decision was circulated and 
made available for public review as established above. 

4. Determinations of Ineligibility shall be valid for a period of five years from 
the date of issuance except in the following circumstances: 

a. Determinations of Ineligibility for properties developed less than 
fifty years prior to the Determination. but more than 45 years prior 
to the Determination. and which are ineligible for the Carmel 
Inventory primarily due to insufficient age shall be valid only until 
the building, structure or object reaches the age of fifty years. 
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E. Archaeological Resources. 

3. Phase II Report: Testing. If the Phase 1 Report concludes that the 
property does or may contain archeological resources, then a Phase II 
Report shall be prepared by a qualified professional, in consultation with 
appropriate Native American representative(s) in order to identify 
appropriate mitigation measures (e.g. monitoring, avoidance, capping, 
documentation, recovery, etc.). 

4. Phase Ill Report: Recovery. If the Phase II Report concludes that recovery 
is the appropriate mitigation then a Phase Ill Report shall be prepared by a 
qualified professional in consultation with appropriate Native American 
representative( s). 

6. Archaeological reports shall be conducted under contract to the City, at the 
property owner's expense. The property owner shall provide access to the 
site and interior of any building or structure thereupon at a mutually agreed 
time. All recovered artifacts shall become the property of the City for use in 
research, interpretation and/or transmittal to appropriate entities agencies. 

Modification #27. Revise Section 17.32.7A and 0(2} Maintaining the Inventory as 
follows: 

A. Eligibility for the Carmel Inventory shall be established in conformance with the 
criteria and procedures in Sections 17.32.4: Eligibility Criteria for the Carmel 
Inventory, and 17.32.6: Determining Eligibility for the Carmel Inventory. 
Properties determined to be eligible by an Administrative Determination, or by the 
Historic Resources Board on appeal, shall become part of the Inventory upon 
completion of an inventory form documenting the resource and issuance of an 
Administrative Determination finding by the Department or adoption of a finding 
by the Board that the property meets the criteria for historic resources. 

D. Removal of Resources from Inventory. 
2. An Historic Resource in the Carmel Inventory shall be presumed 

historically significant and shall not be removed unless substantial 
evidence demonstrates that it is not an historic resource. Any decision to 
remove a resource from the Inventory shall require a public hearing by the 
Historic Resources Board and shall be based on a recommendation by a 
qualified professional. Substantial evidence shall include, but is not limited 
to: 
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Modification #28. Revise Section 17.32.8A and 8 Qualifications of Professional 
Consultants as follows: 

A. City List of Pre-Approved Professional Consultants. The City shall maintain a list 
of pre approved state-certified qualified professionals capable of performing 
surveys, evaluating projects for consistency with the Secretary's Standards, 
assisting Staff and the Historic Resources Board with the preparation of 
Determinations of Consistency, evaluating the impact of projects on historic 
resources and developing mitigation measures, evaluating compliance with the 
State Historic Building Code, and preparing Historic Context Statement updates. 

B. Work to Be Done Under City Contract. The work of the qualified professionals 
shall be conducted under contract to the City. If the need for the work is the result 
of an application, the work shall be performed at the applicant's expense. If the 
work is the result of a City project or general request of the public pursuant to 
17.32.4 (G), the work shall be performed at the City's expense. 

Modification #29. Revise Section 17.32.9.8.1 Carmel Register of Historic 
Resources. 

B. Historic Districts. 

1. Historic districts may be considered for inclusion in the Carmel Register at 
the request of a property owner, within the proposed district. or as initiated 
by the Historic Resources Board. or the City Council if the district meets the 
criteria for inclusion in the Carmel Inventory. After preparation of explanatory 
and supporting material by the City or other interested party, the +Ae City 
shall notify owners of contributing properties within the proposed historic 
district of the request for consideration of listing-and shall provide owners an 
opportunity and time frame in which to file a notice of objection to listing. 
Such objection shall take the form of a notarized letter certifying that ( 1) the 
party is the sole or partial owner of a contributing resource and (2) the party 
objects to listing on the Register. No action on listing of a historic district in 
the Register shall be taken if owners of more than 50% of the contributing 
resources within the district file an objection to listing. 

Modification #30. Revise Section 17.32.12 Alteration of Historic Resources as 
follows: 

A. It shall be unlawful for any person, corporation, association, partnership or other 
legal entity to directly or indirectly alter, remodel, demolish, grade, relocate, 
reconstruct or restore any historic resource without first obtaining a 
Determination of Consistency with the Secretary's Standards, complying with the 
requirements of the CEQA, and obtaining a building permit or other applicable 
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permit from the City. Demolition of structures identified as historic resources on 
the Carmel Inventory is prohibited except as provided in section 17.32.2 17.30.1. 
The alteration of any structure identified as an historic resource on the Carmel 
Inventory in a manner that is inconsistent with the Secretary's Standards is 
prohibited unless one or more of the findings established in section 17.64.5 is 
adopted. 

B. Nothing in this Chapter shall be construed to prevent the ordinary maintenance 
or repair of any exterior improvement or any exterior architectural feature in or on 
any historic resource that does not involve a change in design, materials, or 
external appearance thereof, nor does this Chapter prevent the alteration, 
restoration, demolition, removal, or relocation of any such improvement or 
architectural feature when the Department certifies to the Historic Resources 
Board that such action is required for the public safety due to an unsafe or 
dangerous condition and cannot be remedied under the California Historical 
Building Code. 

C. Duty to Keep in Good Repair. The owner, occupant or any other person in actual 
charge of a historic resource shall keep in good repair the exterior portions of all 
such buildings, structures, or improvements, and all interior portions thereof 
whose maintenance is necessary to prevent the deterioration and decay of any 
exterior improvement or exterior architectural features. 

D. Alterations, or relocations or demolitions, which are the subject of a tax credit 
certification application shall be submitted to the Board for informational 
purposes. The Board shall have the option to submit comments on the 
application to the appropriate state or federal reviewing agency. 

Modification #31. Revise Section 17.32.13.A and C Design Study, Building Permit 
or Other Application for Alteration of Property as follows: 

A. Upon submittal of a design study, building permit or other application for 
alteration of the property, the City shall determine if the subject property contains 
historic resources and is therefore eligible for the Carmel Inventory of Historic 
Resources. 

1. Properties that are already known to contain historic resources are included 
in the Inventory. 

2. Properties that are known not to contain historic resources are those that 
have been subject to an initial assessment or intensive survey and received a 
finding Determination of Ineligibility pursuant to this Chapter. A finding 
Determination of Ineligibility issued by the Department within five (5) years of 
the date of the application shall constitute a showing that the property is not 
an historic resource. The Department, shall have the discretion to accept 
findings Determinations of Ineligibility that are older than five (5) years, if 
there have been no changes to the Historic Context Statement or other 
demonstrated changes in circumstance that are applicable to the subject and 
if there is no substantial new evidence available that would affect the 
Determination. 

California Coastal Commission 



26 I CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

3. If a property is not included in the Inventory and has not been subject to a 
previous site assessment or survey, the City shall require that the procedures 
for the identification of historic resources be followed, prior to determining 
whether a Determination of Consistency, pursuant to this chapter, is required 
for the project. 

C. No application shall be deemed complete without either documentation of 
eligibility (inclusion in the Inventory) or ineligibility (finding of ineligibility). If it is 
determined that the subject property contains historic resources, the applicant 
shall be required to obtain a Determination of Consistency with the Secretary of 
the Interior Standards for the Treatment of Historic Properties from the Historic 
Resources Board as part of the project review process. 

Modification #32. Revise Sections 17.32.14A and B Determination of Consistency 
with the Secretary's Standards as follows: 

A. All major and minor alterations to historic resources shall require a Determination 
of Consistency with the Secretary's Standards. The Department shall make 
Consistency Determinations for minor alterations. Staff may shall retain a 
qualified professional, when necessary, to assist in making the Determination. 

B. Consistency Determinations for major alterations shall require an evaluation by a 
qualified professional and review and approval by the Historic Resources Board. 
Qualified professionals retained by the City to evaluate proposed alterations to 
historic resources shall be at the applicant's expense. The Department shall 
determine whether the proposed project constitutes a minor or major alteration. 

Modification #33. Revise Section 17.32.15A(2) and B Historic Evaluation Process 
for Minor Alterations as follows: 

A. For the purposes of evaluating alterations to historic resources the following shall 
constitute minor alterations: 
2. Maintenance. repair. restoration or in kind replacement of severely 

deteriorated component features. 

B. Staff shall issue a Determination of Consistency for minor alterations that comply 
with the Secretary's Standards. For all projects that include items #11. #12. #13 
and #14(a or b). staff shall consult with a qualified professional prior to making a 
determination of consistency. In approving minor alterations. staff shall ensure 
that integrity of the resource is maintained. that all character defining features are 
maintained and that no change will be authorized that would diminish the historic 
resource value or result in a subsequent determination that the resource is no 
longer eligible for the Carmel Inventory. Staff may prepare and process a 
Categorical Exemption under the proposed alteration. The Department shall then 
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cause the processing of the permit application to continue pursuant to standard 
City practices. Minor alterations that are found not to comply with the Secretary's 
Standards shall be considered and processed as major alterations requiring an 
evaluation by a qualified professional and final action by the Board. 

Modification #34. Revise Section 17.32.16.8.1(a) Historic Evaluation Process for 
Major Alterations as follows: 

B. Determinations of Consistency for major alterations shall be prepared by a 
qualified professional and shall be supported by written documentation that (1) 
identifies which of the Secretary's Standards are applicable to the project, (2) 
reviews the proposed project and (3) explains the basis of the determination. 
1. If a proposed major alteration is found by the qualified professional to be 

consistent with the Secretary's Standards, the project shall be presumed to 
be consistent for purposes of making a preliminary determination regarding 
any required environmental documentation and Staff shall forward the 
application and evaluation to the Board for action. 
a. If the Board concurs with the evaluation the Board shall issue a 

Determination of Consistency and adopt any appropriate conditions 
of approval. Any finding of compliance by the Board shall be 
supported by substantial evidence. 

Modification #35. Revise Sections 17.32.17A,C,D Approval of Projects That 
Adversely Impact Historic Resources as follows: 

A. No permit authorizing significant adverse impacts to an historic resource 
inconsistent with the Secretary's standards shall be issued unless necessary to 
address a public health and safety emergency as provided in section 17.30.2 1 or 
until completion of the Environmental Impact Report (EIR) process and adoption 
of one or more of the findings in section 17.64.5. Preparation of an EIR for such 
projects shall include a review of project alternatives and/or mitigation measures 
that would achieve consistency with the Secretary's Standards, including 
consideration of the "no project" alternative. and fulfill all or most of the project 
objectives to the extent feasible. The EIR also shall include an analysis of the 
feasibility of each alternative. 

C. Except as authorized by the City Administrator consistent with section 17.30.21. 
approval of a permit to demolish or alter an historic resource that will cause 
significant adverse impacts to the resource shall incorporate conditions of 
approval deemed appropriate by the decision making body Historic Resources 
Board or Planning Commission which may include any of the following: 
1. Documentation may be required of any resource in the Inventory to be 

demolished and/or for the property as a whole; 
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2. Design review for compliance with the Secretary's Standards may be 
required for any subsequent development on the property. With respect to 
demolition of a resources located within a district, the City shall take into 
account the importance of the affected resource to the integrity of the district, 
and may: limit the size of new development to that of the existing structure; 
require that the scale of new development be harmonious with other 
structures which contribute to the district's character; require retention or 
reconstruction of one or more building features; and/or require that any 
replacement structure be of like kind or quality to the demolished structure 
and contribute to or otherwise support the character and context of the 
district. 

3. Suspension of the issuance of the demolition permit for one hundred and 
eighty (180) days to allow time to take such steps as the City deems 
necessary to preserve or rehabilitate the structure concerned. Such steps 
may include consultation with civic groups, public agencies and interested 
citizens, exploration of the possibility of moving the resource proposed for 
demolition, and exploration of the possible acquisition of the property by 
public and private agencies. In the case of purchase or relocation by a third 
party, demolition may be denied where a third party is willing and able to 
purchase the property or relocated the resource, and makes a bona fide offer 
to purchase the property or resource at fair market value, as determined by 
appraisal, within the time established by this section. 

D. No permit to demolish an historic resource shall be issued without the concurrent 
issuance of a building permit for a replacement structure or project for the 
property involved unless necessary to address a public health and safety 
emergency. 

Modification #36. Revise Section 17.32.18.A and E Appeals as follows: 

A. The issuance of a Finding of Ineligibility for the Inventory may be appealed to the 
Historic Resources Board, in accordance with standard City appeals procedures 
as established in sections 17.32.6 and 17.54.4B. 

B. The denial of a Determination of Consistency for any minor alteration to an 
historic resource may be appealed to the Historic Resources Board, in 
accordance with standard City appeals procedures as established in section 
17.54.4.B. 

C. Denials of Determinations of Consistency for major alteration of historic 
resources may be appealed to the City Council, in accordance with standard City 
appeals procedures as established in section 17.54.4.B. 

D. Denials of permits for the demolition, alteration, or relocation of a resource in the 
Inventory or new construction on a property included in the Inventory may be 
appealed to the City Council, in accordance with standard City appeals 
procedures as established in section 17.54.4.8. 
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E. If the Planning Commission determines a permit should not be issued for the 
demolition, alteration, or relocation of a resource in the Inventory or new 
construction on a property included in the Inventory, a new application affecting 
the same property may be submitted during the twelve (12) month period after 
the disapproval only if a substantial change is made in the plans for the project 
that addresses the original reasons for denial. 

Modification #37. Revise Section 17.32.19.C Enforcement and Penalties as follows: 
C. Civil Penalties. Any person who alters, relocates, or demolishes an historic 

resource in violation of this Title shall be subject to an administrative penalty of 
up to $25Q,OOO for each violation. As part of any enforcement proceeding, 
violators may be required to reasonably restore the historic resource to its 
appearance, condition or setting prior to the violation, or shall be subject to one 
of the following limitations on the use of the property. 

1. All subsequent development shall be limited to floor area, volume, coverage 
and height limits equal to 75% of the limits applicable to the property prior to 
the violation; or 

2. The property shall be ineligible for issuance of any building permits and shall 
be precluded from development for a period of up to ten (1 0) years. 

Modification #38. Revise Section 17.32.23.W and add new Sections DD and EE 
Definitions as follows: 
W. "Qualified Professional" shall mean a person meeting the qualifications 

established by the State Historic Preservation Office OHP (i.e. Secretary of the 
Interior's Professional Qualification Standards ( 48 FR 4 716-01 and 36 CFR Part 
61, Appendix A)) and approved by the Department. A qualified professional shall 
also be state-certified by OHP and meet the minimum requirements in history, 
archaeology, architectural history, or historic architecture for the type of potential 
historic resource being surveyed. For archaeological resources, a qualified 
professional shall mean a "Registered Professional Archaeologist (or RPA). 

DD. "In-kind replacement" is defined as the "replacement of existing deteriorated 
building elements in such a manner as to match the original design using 
identical materials. forms and finishes as used in the original design. to the extent 
feasible. consistent with the Secretary of Interior's Standards." 

EE. "Feasible" shall mean capable of being accomplished in a successful manner 
within a reasonable period of time. taking into account economic. environmental, 
social, and technological factors. 

Modification #39. Add Appendix as follows: Add the Secretary of Interior's Standards 
and Guidelines as an appendix to the Implementation Plan. (The Secretary of the 
Interior's Standard for the Treatment of Historic Properties with Guidelines for 
Preserving, Rehabilitating, Restoring and Reconstructing Historic Buildings ( 1995, 
NPS)). 
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CHAPTER 17.34: Landscaping 

Modification #40. Revise Section 17.34.1 as follows: 

17.34.1 Purpose. 

The purpose of this chapter is to protect and enhance Carmel-by-the-Sea's dominant 
Monterey pine urbanized forest and landscaped amenities. It is also the purpose of this 
chapter to provide for water conservation. and protect environmentally sensitive habitat 
areas from degradation by providing for the restoration of native vegetation in and 
around these areas. 

Modification #41. Revise Section 17.34.4.C3 as follows: 

17.34.4 Plan Requirements. 
All new development or substantial alteration of existing development shall require 
submittal and approval of a Forest Enhancement and Management Plan and a 
Landscape Plan .... 

C. Forest Enhancement and Maintenance Plan. Following the preparation of a 
preliminary site assessment, applicants shall submit a Forest Enhancement and 
Maintenance Plan which shall: ... 

3. Minimize the extent of the excavation and fill on a site to avoid adverse 
impacts on trees, consistent with Chapter 17.48. Tree and Shrub 
Maintenance and Protection. and to ensure that new development follows the 
natural contours of the site. 

Modification #42. Revise Section 17.34.6 as follows: 

17.34.6 General Landscaping Standards. 
A. Plant Selection. 

1. Landscape designs shall use plant species similar in character to those species 
established along the block and on adjoining properties except that use of 
invasive species is prohibited. 

2. A minimum of 75 percent of new plant materials on a site shall be native plants 
and/or non invasi•1e drought tolerant plants determined by the City Forester. 

CHAPTER 17.36: Non-Conforming Uses 

Modification #43. Revise Section 17.64.13 as follows: 
Section 17.64.13 Nonconforming Structure - Reconstruction of a Structure More 
Than 75 Percent Destroyed. 
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The following special findings are required for reconstruction of a nonconforming 
structure destroyed by more than 75 percent of the value of the structure from fire, 
explosion, acts of God, or act of the public enemy: 

B. That based on plans and evidence submitted to the Planning Commission, the size. 
architecture and design of the reconstructed structure is not appreciably changed from 
the way it existed before it was destroyed; 

CHAPTER 17.38: Parking 

Modification #44. Revise Section 17.38.2 as follows: 

17.38.2 General Requirements 
The table in subsection (A) herein below establishes the minimum parking requirements 
for all uses, projects, developments and redevelopments. New projects or developments 
shall only be allowed when meeting all parking requirements of this chapter and the 
requirements of any use permit, subdivision approval or specific plan applicable to the 
property. Proposed uses within existing buildings may replace existing uses as long as 
any existing parking deficiencies on the property are not increased by the replacement. 
Proposed additions of floor area, new shops or dwelling units, or other similar changes in 
land use resulting in a net increase in parking requirements, as set forth in this chapter, 
shall provide all required parking generated by the new activities on the site. 

Whenever a proposed activity requires the provision of additional parking spaces, the 
City shall establish a record for the property listing the number of spaces required by the 
proposed change and the manner in which the increased parking requirements has been 
satisfied. Required off-street parking may be satisfied by providing parking on- or off-site, 
unless otherwise prohibited in this chapter. To avoid double-counting, spaces used to 
satisfy the parking requirements of one property development shall not be used by 
another property development to satisfy its parking requirements. 

Any proposed new building, or any substantial replacement or reconstruction or 
rebuilding of an existing building, as defined in section 17.70.2. shall provide all parking 
required by the provisions of this chapter. Replacement or reconstruction shall be 
deemed substantial if the value of the new construction equals or exceeds 50 percent of 
the construction value of the existing building. 

Modification #45. Add the following new standard 17.38.6: 
17.38.6 Parking Programs 

Enactment and/or implementation of any parking program that has the potential to limit 
or restrict free public parking within the City shall require a coastal development permit. 
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CHAPTER 17.40: Signs 

Modification #46. Modify the Standards for Permitted Residential Signs table in 
Section 17.40.6 as follows: 

House/ One Two No Private property Natural and 
Occupant square limit permanent 
Name feet material 

required 

No One each 2" X N/A - Private property Permanent 

Soliciting/ 12" - Only at property material 

No line, front gate, front required 

Handbills/ door or entry point. 
No 

Trespassing 
- "No Tresgassing" 

signs shall be 

grohibited within 20 

feet of a gublic access 

goint or recreational 

area. 

Home One One No Private property Natural and 

Business square limit permanent 

foot materials 

required 

CHAPTER 17.42: Storm Water Quality 

Modification #47. Revise Section 17.42.2 D.1b as follows: 
b. New Development and Redevelopment. 

House or 

occupant 

name 

No soliciting/ 

no handbills 

Business 

name on city 

business 

license 

The City may shall adopt requirements identifying require appropriate best management 
practices to control the volume, rate, and potential pollutant load of storm water runoff 
from new development and redevelopment projects as may be appropriate to minimize 
the generation, transport and discharge of pollutants as defined by Chapter 17.43. The 
City shall incorporate these requirements in any land use entitlement and construction or 
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building-related permit to be issued for tAe development or redevelopment and the 
Planning Director shall administer, implement and enforce the provisions of Chapter 
17.43. 

Modification #48. Add the following text to Section 17.42.2 D2 as follows: 
Watercourse Protection. Every person owning property through which a watercourse 
passes, or the person's lessee, shall keep and maintain that part of the watercourse 
within the property free of trash, debris, excessive vegetation, stagnant pools of water 
and other obstacles that would pollute, contaminate, or significantly retard the flow of 
water through the watercourse to the extent required by the Director of Public Works. In 
addition, the owner or lessee shall maintain existing privately owned structures within or 
adjacent to a watercourse, so that such structures will not become a hazard to the use, 
function, or physical integrity of the watercourse. The owner or lessee shall not remove 
healthy bank vegetation beyond that actually necessary for maintenance, nor remove 
said vegetation in such a manner as to increase the vulnerability of the watercourse to 
erosion. The property owner shall be responsible for maintaining and stabilizing that 
portion of the watercourse that is within their property lines to protect against erosion 
and degradation of the watercourse on-site and downstream. Property owner shall select 
"Soft Engineered" techniques when possible for maintaining and stabilizing stream 
banks. 

CHAPTER 17.43: New Water Quality Protection Ordinance 

Modification #49. Replace existing reserved Chapter 17.43 with the following: 

CHAPTER 17.43- WATER QUALITY PROTECTION ORDINANCE 

17.43.1 PURPOSE AND INTENT 
The purpose of this Chapter is to protect and enhance coastal waters within the City of 
Carmel in accordance with the policies of the City's Local Coastal Plan (§05-45 & 05-
46), Sections 30230. 30231, 30232 and 30240 of the California Coastal Act. and the 
City's Phase II NPDES permit requirements. To implement the certified Land Use Plan. 
application submittal requirements, development standards. and other measures are 
provided to ensure that permitted development shall be sited and designed to conserve 
natural drainage features and vegetation. minimize the introduction of pollutants into 
coastal waters to the maximum extent practicable. limit the discharge of stormwater 
runoff. and protect the overall quality of coastal waters and resources. 

The intent of this Chapter is to address the following principles: 

All development shall be evaluated by the Planning Director or his/her designee for 
potential adverse impacts to water quality and applicants should consider Site Design, 
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Source Control and Treatment Control BMPs in order to minimize polluted runoff and 
water quality impacts resulting from the development. Site Design BMPs reduce the 
need for Source and/or Treatment Control BMPs. and Source Control BMPs may reduce 
the amount of Treatment Control BMPs needed for a development. Therefore. BMPs 
should be incorporated into the project design in the following progression: 

• Site Design BMPs 

• Source Control BMPs 

• Treatment Control BMPs 

All development shall be designed to minimize the introduction of pollutants that may 
result in water quality impacts. Projects should be designed to control post-development 
peak runoff rates and average volumes to maintain or reduce pre-development 
downstream erosion rates. These objectives can be accomplished through the creation 
of a hydrologically functional project design that strives to mimic the existing natural 
hydrologic regime and by achieving the following goals: 

• Maintain and use existing natural drainage courses and vegetation 

• Conserve natural resources and areas by clustering development on the least 
environmentally sensitive portions of a site while leaving the remaining land in a 
natural, undisturbed condition 

• Minimize the amount of directly connected impervious surface and total area of 
impervious surface 

• Incorporate or connect to existing on-site retention and infiltration measures 

• Direct rooftop runoff to permeable areas rather than driveways or impervious 
surfaces to reduce the amount of storm water leaving the site 

• Minimize clearing and grading 

Incorporating these goals and principles into the project design will help to minimize the 
introduction of pollutants to the site and decrease the amount of polluted runoff leaving 
the site. resulting in the overall objective of water quality protection. Sections 17.43.38 
& C and 17.43.6 ·of the Carmel IP describe the requirements and process for 
implementing BMPs into development and provide examples of types of BMPs to 
incorporate. 

Non-structural BMPs are preventative actions that involve management and source 
controls such as protecting and restoring sensitive areas such as wetlands and riparian 
corridors. maintaining and/or increasing open space. providing buffers along sensitive 
water bodies. minimizing impervious surfaces and directly connected impervious areas. 
and minimizing disturbance of soils and vegetation. Structural BMPs include: storage 
practices such as wet ponds and extended-detention outlet structures; filtration practices 
such as grassed swales. sand filters and filter strips; and infiltration practices such as 
infiltration basins and infiltration trenches. In many cases combinations of non-structural 
and structural measures will be required to reduce water quality impacts. 
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. . 

Non-structural and structural BMPs most applicable to the development projects are 
included in " A Planner's Guide to Conditions of Approval and Standard Mitigation 
Measures". Additional guidance on best management practices is available from the 
State, the EPA and from other sources such as BASMAA "Starting at the Source". Storm 
water technologies are constantly being improved, and staff and developers must be 
responsive to any changes. developments or improvements in control technologies. 

17.43.2 APPLICABILITY 
All properties within the City of Carmel are located within the coastal zone as defined in 
the California Coastal Act and are subject to the policies, standards and provisions 
contained in the certified LCP that may apply. Where any standard provided in this 
Chapter conflicts with any other policy or standard contained in the City's General Plan, 
Zoning Code or other City-adopted plan. resolution or ordinance not included in the 
certified Carmel LCP. and it is not possible for the development to comply with both the 
Carmel LCP and other plans. resolutions or ordinances. the policies. standards or 
provisions of the LCP shall take precedence consistent with the hierarchy established in 
section 17.2.9. 

17.43.3 APPLICATION SUBMITTAL REQUIREMENTS 
For all projects requiring implementation of an Erosion and Drainage Control Plan 
(§17.43.3A), Water Quality Mitigation Plan (§17.43.3.0), or Storm Water Management 
Plan the following information shall be submitted with an application for a Coastal 
Development Permit according to the requirements listed below. 

17.43.3A Construction Phase Requirements: Erosion and Drainage Control Plan 

Erosion and Drainage Control Plan. 
All development permit applications involving alterations to existing buildings or site 
design, or construction of new buildings that meet the criteria below shall include a site
specific erosion and drainage control plan. Plans shall be required for new development 
that (1) increases site coverage by more than 5% of the site area or (2) involves grading 
that will affect drainage patterns on or off the site or (3) involves either a rebuild or 
construction of a new building. 

The erosion and drainage control plan shall include a site specific erosion control plan 
that includes controls on grading (i.e. timing and amounts), best management practice 
for staging, storage, and disposal of construction materials, design specification of 
sedimentation basins and landscaping I re-vegetation of graded or disturbed areas. The 
plans shall also include as site specific polluted runoff control plan that demonstrates 
how runoff will be diverted from impermeable surfaces into permeable areas of the 
property in a non-erosive manner and filter and infiltrate stormwater prior to conveyance 
off site. 
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17.43.38 Post Construction Phase Requirements: Site design and source control 
measures 

Post construction plans detailing how storm water and polluted runoff will be managed or 
mitigated should be included in the design of all projects that require an Erosion and 
Drainage Control Plan (§17.43.3Al. Project submittals shall include details regarding 
how the project will use appropriate Site Design and Source Control BMPs to minimize 
adverse effects of the project on water quality. 

For development which does not mitigate impacts to water quality using Site Design and 
Source Control measures and for certain special categories of development (see 
17.43.3D of the Carmel IP below) a Water Quality Mitigation Plan will be required 
showing how Treatment Control (or Structural) BMPs will be used (in addition to Site 
Design and Source Control BMPs) to minimize the discharge of polluted runoff from the 
project. 

All development that requires an Erosion and Drainage Control Plan shall require the 
implementation of appropriate Site Design and Source Control BMPs from 17.43.3C of 
the Carmel IP and Appendix I to minimize post-construction polluted runoff. The project 
plans submitted with the permit application should also specify any Treatment Control or 
Structural BMPs that the applicant elects to include in the development to minimize post
construction polluted runoff, and include the operation and maintenance plans for these 
BMPs. 

The following information should be included in the submitted design plans: 

• Site design and source control BMPs that will be implemented to minimize post
construction polluted runoff (see 17.43.6 of the CarmeiiP) 

• Drainage improvements (e.g .. locations of infiltration basins) 

• Potential flow paths where erosion may occur after construction 

• Methods to accommodate onsite percolation. revegetation of disturbed portions of 
the site. address onsite and/or offsite impacts and construction of any necessary 
improvements 

• Storm drain pollution prevention measures including all construction elements and 
Best Management Practices (BMPs) to address the following goals in connection 
with both construction and long-term operation of the site: 

a. Maximize on-site retention and infiltration measures including directing 
rooftop runoff to permeable areas rather than driveways 
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b. 

17.43.6C 

Maximize, to the extent practicable, the percentage of permeable 
surfaces and limit directly connected impervious areas in order to allow 
more percolation of runoff into the ground 

Less than Significant Impacts 
The following land uses and projects are generally presumed to have a less than 
significant project-specific water quality impact. These include: 

• Redevelopment projects that reduce the amount of impervious surfaces on the 
site. do not change the land use or potential pollutants and are not one of the 
categories of development requiring a WQMP; 

• New development and redevelopment projects that incorporate into the project 
design construction BMPs for erosion, sediment and construction waste control 
and incorporate post-construction BMPs to protect sensitive riparian or wetland 
resources. reduce the quantity of runoff. and treat runoff generated by the 
project to pre-project levels. 

17.43.3.D Post Construction Phase Requirements: Water Quality Mitigation Plan 

Plans detailing how stormwater and polluted runoff will be managed or mitigated will be 
required for all projects that require an Erosion and Drainage Control Plan. The basic 
design elements for all projects (see 17.43.38 above) will demonstrate how the project 
will use appropriate Site Design and Source Control BMPs to minimize adverse effects 
of the project on water quality. For certain categories of development a Water Quality 
Mitigation Plan will be required showing how Treatment Control (or Structural) BMPs will 
be used (in addition to Site Design and Source Control BMPs) to minimize the discharge 
of polluted runoff from the project. 

A Water Quality Mitigation Plan (WQMP) shall be required for all development that 
requires Erosion and Drainage Control Plan and either fails to address water quality 
impact using Site Design and Source Control Measures or is in a category of 
development identified below. In addition to the Site Design and Source Control BMPs 
required for a Storm Water Management Plan. the WQMP shall include Treatment 
Control (or Structural) BMPs identified in Appendix I to minimize post-construction 
polluted runoff. The WQMP shall also include the operation and maintenance plans for 
these BMPs. 

17.43.3E Special Categories of Development 
A WQMP shall be required for projects that fall into one or more of the following 
categories of development and are not able to meet the appropriate treatment controls 
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for the specific pollutants associated with those development types (Appendix J) as part 
of the design: 

• Industrial/commercial development 

• Restaurants 

• Retail gasoline outlets /Automotive service facilities 

• Parking lots (5,000 square feet or more of impervious surface area or with 25 
or more parking spaces}/ Outdoor storage areas 

• Projects that discharge to an ESA or coastal water1 

17.43.3F Contents of a Water Quality Mitigation Plan 

The WQMP shall be certified by a California Registered Civil Engineer or Licensed 
Architect and approved by the City's Department of Public Works or the City Engineer. 
The following information shall be included in a WQMP: 

• Site desian. source control and treatment control BMPs that will be 
implemented to minimize post-construction polluted runoff (see 17.43.6A and 
17.43.68) 

• Pre-development peak runoff rate and average volume 

• Drainage improvements (e.g., locations of diversions/conveyances for 
upstream runoff) 

• Potential flow paths where erosion may occur after construction 

• Methods to accommodate onsite percolation. revegetation of disturbed portions 
of the site. address onsite and/or offsite impacts and construction of any 
necessary improvements 

1 Environmentally Sensitive Areas: All development and redevelopment located within or directly adjacent to or discharging directly 
to an environmentally sensitive area (where discharges from the development or redevelopment will 
enter receiving waters within the environmentally sensitive area). "Directly adjacent" means situated within 200 feet of the 
environmentally sensitive area. "Discharging directly to" means outflow from a drainage conveyance system that is composed 
entirely of flows from the subject development or redevelopment site, and not commingled with flows from adjacent lands 
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• Measures to treat. infiltrate, and/or filter runoff from impervious surfaces (e.g., 
roads. driveways, parking structures, building pads. roofs, patios, etc.) on the 
subject parcel(s) and to discharge the runoff in a manner that avoids erosion. 
gullying on or downslope of the subject parcel. the need for upgrades to 
municipal stormdrain systems, discharge of pollutants (e.g., oil. heavy metals. 
toxics) to coastal waters. or other potentially adverse impacts. Such measures 
may include. but are not limited to. the use of structures (alone or in 
combination) such as biofilters and grasses waterways, on-site desilting basins. 
detention ponds. dry wells. etc. 

• Where post-construction treatment controls are required. information describing 
how the BMPs (or suites of BMPs) have been designed to infiltrate and/or treat 
the amount of storm water runoff produced by all storms up to and including the 
85th percentile. 24-hour storm event for volume-based BMPs. and/or the 85th 
percentile. 1-hour storm event, with an appropriate safety factor (i.e .. 2 or 
greater). for flow-based BMPs. The term "treatment" includes physical, 
biological and chemical processes such as filtration, the use of bio-swales. 
detention and retention ponds and adsorption media. The actual type of 
treatment should be linked to the pollutants generated by the development as 
indicated in Appendix J. 

• A long-term plan and schedule for the monitoring and maintenance of all 
drainage-control devices. All structural BMPs shall be inspected. cleaned. and 
repaired when necessary prior to September 30th of each year. Owners of 
these devices will be responsible for insuring that they continue to function 
properly and additional inspections should occur after storms as needed 
throughout the rainy season. Repairs. modifications, or installation of 
additional BMPs. as needed. should be carried out prior to the next rainy 
season. 

The Public Works Director, the City Engineer. or his/her designee. who reviews drainage 
plans shall determine if the development post-development BMPs require efficacy 
monitoring and shall approve the monitoring program. 

17.43.3G CEQA 

Provisions of this section shall be complementary to. and shall not replace. any 
applicable requirements for storm water mitigation required under the California 
Environmental Quality Act or§ 17.42 of the IP. 

17.43.4 BMP MAINTENANCE AND CONDITIONS OF TRANSFER 
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All applicants shall provide verification of maintenance provisions for Structural and 
Treatment Control BMPs. including but not limited to legal agreements. covenants. 
CEQA mitigation requirements. and conditional use permits. Verification at a minimum 
shall include: 

• The developer's signed statement accepting responsibility for maintenance 
until the responsibility is legally transferred; and either 

• A signed statement from the public entity assuming responsibility for Structural 
and Treatment Control BMP maintenance and that it meets all local agency 
design standards; or 

• Written conditions in the sales or lease agreement. which require the recipient 
to assume responsibility for maintenance and conduct a maintenance 
inspection at least once a year; or 

• Written text in project conditions. covenants. and restrictions (CCRs) for 
residential properties assigning maintenance responsibilities to the Home 
Owners Association for maintenance of the Structural and Treatment Control 
BMPs: or 

• Any other legally enforceable agreement that assigns responsibility for the 
maintenance of post-construction Structural and Treatment Control BMPs 

17.43.5 WATER QUALITY CHECKLIST 
A water quality checklist will be developed by the City and used to suoolement the 
CEQA checklist in the permit review process to assess potential water quality impacts 
and appropriate mitigation measures. 

17.43.6 DEVELOPMENT STANDARDS 
17.43.6A BMP Requirements and Implementation 
All development shall be evaluated for potential adverse impacts to water quality and the 
applicant shall consider Site Design, Source Control and Treatment Control BMPs in 
order to minimize polluted runoff and water quality impacts resulting from the 
development. A SWMP requires the implementation of Site Design and Source Control 
BMPs. as specified in 17.43.38 of the Carmel IP. and a WQMP requires the 
implementation of Site Design, Source Control and Treatment Control BMPs. as 
specified in 17.43.3C of the Carmel IP. In order to maximize the reduction of water 
quality impacts. BMPs should be incorporated into the project design in the following 
progression: (1) Site Design BMPs. (2) Source Control BMPs. and (3) Treatment Control 
BMPs. Examples of these BMPs can be found in Section 17.43.7 and Appendix I of the 
Carmel LIP. 
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17.43.58 BMP Selection Process. 

In selecting BMPs to incorporate into the project design. the applicant should first identify 
the pollutants of concern that are anticipated to be generated as a result of the 
development. Table 1 in Appendix J should be used as a guide in identifying these 
pollutants of concern. Pollutants generated by the development that exhibit one or more 
of the following characteristics shall be considered primary pollutants of concern: 

• Current loadings or historical deposits of the pollutant are impairing the beneficial 
uses of a receiving water 

• Elevated levels of the pollutant are found in water or sediments of a receiving water 
and /or have the potential to be toxic to or bioaccumulate in organisms therein 

• Inputs of the pollutant are at a level high enough to be considered potentially toxic 

Site Design and Source Control BMPs are required based on pollutants commonly 
associated with the project type, as identified in Table 1. BMPs that minimize the 
identified pollutants of concern may be selected from the examples in Appendix I and 
Section 17.43.7 of the Carmel IP. targeting primary pollutants of concern first. In the 
event that the implementation of a BMP listed in Appendix I or Section 17.43.7 of the 
Carmel IP is determined to be infeasible at any site. the implementation of other BMPs 
that will achieve the equivalent reduction of pollutants shall be required. 

Treatment Control BMPs should be selected using the matrix in Table 3 in Appendix J as 
guidance to determine the removal efficiency of the BMP for the pollutants of concern for 
that project. Treatment Control BMPs that maximize pollutant removal for the identified 
primary pollutants of concern should receive priority for BMP selection. followed by 
BMPs that maximize pollutant removal for all other pollutants of concern identified for the 
project. The most effective combination of BMPs for polluted runoff control that results 
in the most efficient reduction of pollutants shall be implemented. The applicant may 
select from the list of BMPs in Appendix I. In the event that the implementation of a BMP 
listed in Appendix I is determined to be infeasible at any site. the implementation of other 
BMPs that will achieve the equivalent reduction of pollutants shall be required. 

17.43.6C Sizing of Treatment Control BMPs 
Where post-construction treatment controls are required, the BMPs (or suites of BMPs) 
shall be designed to infiltrate and/or treat the amount of storm water runoff produced by 
all storms up to and including the 85th percentile. 24-hour storm event2 for volume-

2 Considering the long-run records of local storm events in a 24-hour period, the 85th percentile event would be 
larger than or equal to 85% of the storms. The 85th percentile storm can be determined by reviewing local 
precipitation data or relying on estimates by other regulatory agencies. For example, the Los Angeles Regional 
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based BMPs. and/or the 85th percentile. 1-hour storm event. with an appropriate safety 
factor (i.e .. 2 or greater). for flow-based BMPs. · 

The term "treatment" includes physical. biological and chemical processes such as 
filtration. the use of bio-swales. detention and retention ponds and adsorption media. 
The actual type of treatment should be suited to the pollutants generated by the 
development as indicated in Appendix J. 

17.43.6D Development on Steep Slopes 

Soils shall be stabilized and infiltration practices incorporated during the development of 
roads. bridges. culverts and outfalls to prevent stream bank or hillside erosion. Project 
plans must include the following BMPs to decrease the potential of slopes and/or 
channels from eroding and impacting storm water runoff: 

• Convey runoff safely from the tops of slopes and stabilize disturbed slopes 

• Utilize existing natural drainage systems to the maximum extent feasible 

• Control and minimize excess flow to natural drainage systems to the maximum 
extent feasible 

• Stabilize permanent channel crossings using "soft engineering" practices when 
possible 

• Vegetate slopes with native or drought tolerant vegetation 

Additional measures to prevent downstream erosion. such as cisterns. infiltration pits 
and/or contour drainage outlets that disperse water back to sheet flow. shall be 
implemented for projects discharging onto slopes greater than 1 0 percent. 

17.43.6E Cumulative Impacts 

Because of the city's designation under the Phase II NPDES regulations. all 
discretionary projects (except those that do not result in a physical change to the 
environment) within the urbanized area whose contributions are cumulatively 
considerable must implement one or more best management practices to reduce their 
contribution to the cumulative impact. 

17.43.7 DEVELOPMENT-SPECIFIC DESIGN STANDARDS 

Water Quality Control Board has determined that 0.75 inch is an adequate estimate of the 85th percentile, 24-hour 
storm event for typical municipal land uses within its jurisdiction. 
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17.43.7A Commercial Development 
Commercial development shall be designed to control the runoff of pollutants from 
structures, parking and loading areas. The following measures shall be implemented to 
minimize the impacts of commercial development on water quality. 

Properly Design Loading/Unloading Dock Areas 
Loading/unloading dock areas have the potential for material spills to be quickly 
transported to the storm water conveyance system. To minimize this potential, the 
following design criteria are required: 

• Cover loading dock areas or design drainage to minimize run-on and runoff of storm 
water. 

• Direct connections to storm drains from depressed loading docks (truck wells) are 
prohibited. 

Properly Design Repair/Maintenance Bays 
Oil and grease, solvents, car battery acid. coolant, and gasoline from repair and 
maintenance bays can negatively impact storm water if allowed to come into contact with 
storm water runoff. Therefore, design plans for repair bays must include the following: 

• Repair/ maintenance bays must be indoors or designed in such a way that doesn't 
allow storm water runoff or contact with storm water runoff. 

• Design a repair/maintenance bay drainage system to capture all washwater, leaks, 
and spills. Connect drains to a sump for collection and disposal. Direct connection 
of the repair/maintenance bays to the storm drain system is prohibited. Obtain an 
Industrial Waste Discharge Permit if required. 

Properly Design Vehicle/Equipment Wash Areas 
The activity of vehicle/equipment washing/steam cleaning has the potential to contribute 
metals. oil and grease. solvents, phosphates. and suspended solids to the storm water 
conveyance system. Include in the project plans an area for washing/steam cleaning of 
vehicles and equipment. This area must be: 

• Self-contained and/or covered, equipped with a clarifier. or other pretreatment 
facility, and properly connected to a sanitary sewer. 

Properly Design Parking Areas 
Parking lots contain pollutants such as heavy metals, oil and grease. and polycyclic 
aromatic hydrocarbons that are deposited on parking lot surfaces by motor vehicles. 
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These pollutants are directly transported to surface waters. To minimize the offsite 
transport of pollutants. the following design criteria are required: 

• Reduce impervious surface land coverage of parking areas. 

• Infiltrate runoff before it reaches storm drain system. 

• Treat runoff before it reaches storm drain system. 

Parking lots may also accumulate oil. grease. and water insoluble hydrocarbons from 
vehicle drippings and engine system leaks. To minimize impacts to water quality, the 
following measures are required: 

• Treat to remove oil and petroleum hydrocarbons at parking lots that are heavily used 
(e.g. lots with 25 or more parking spaces. performing arts parking lots. shopping 
malls. or grocery stores). 

• Ensure adequate operation and maintenance of treatment systems particularly 
sludge and oil removal. and system fouling and plugging prevention control. 

17.43.78 Restaurants 

Restaurants shall be designed to m1mm1ze runoff of oil and grease. solvents. 
phosphates. and suspended solids to the storm drain system. The following measures 
shall be implemented to minimize the impacts of restaurants on water quality. 

Properly Design Equipment/Accessory Wash Areas 

The activity of outdoor equipment/accessory washing/steam cleaning has the potential to 
contribute metals. oil and grease. solvents. phosphates. and suspended solids to the 
storm water conveyance system. Include in the project plans an area for the 
washing/steam cleaning of equipment and accessories. This area must be: 

• Self contained. equipped with a grease trap. and properly connected to a sanitary 
sewer. 

• If the wash area is to be located outdoors. it must be covered. paved. have 
secondary containment and be connected to the sanitary sewer. 

17.43.7C Gasoline Stations and Automotive Repair Facilities 

Gasoline stations and automotive repair facilities shall be designed to minimize runoff of 
oil and grease. solvents. car battery acid, coolant and gasoline to stormwater system. 

California Coastal Commission 

• • 



• . 

45 1 CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

The following measures shall be implemented to minimize the impacts of gasoline 
stations. and automotive repair facilities on water quality. 

Properly Design Fueling Areas 
Fueling areas have the potential to contribute oil and grease. solvents. car battery acid. 
coolant. and gasoline to the storm water conveyance system. Therefore. design plans 
for fueling areas must include the following: 

• The fuel dispensing area must be covered with an overhanging roof structure or 
canopy. The canopy's minimum dimensions must be equal to or greater than the 
area within the grade break. The canopy must not drain onto the fuel dispensing 
area. and the canopy downspouts must be routed to prevent drainage across the 
fueling area. As an alternative. the site must be served by an oil/water separator or 
other source or treatment control BMP's that will achieve equivalent mitigation. 

• The fuel dispensing area must be paved with Portland cement concrete (or 
equivalent smooth impervious surface). and the use of asphalt concrete shall be 
prohibited. 

• The fuel dispensing area must have a 2% to 4% slope to prevent pending, and must 
be separated from the rest of the site by a grade break that prevents run-on of storm 
water to the extent practicable. 

• At a minimum, the concrete fuel dispensing area must extend 6.5 feet (2.0 meters) 
from the corner of each fuel dispenser. or the length at which the hose and nozzle 
assembly may be operated plus 1 foot (0.3 meter). whichever is less. 

Properly Design Repair/Maintenance Bays 
Oils and grease, solvents. car batterv acid. coolant, and gasoline from the 
repair/maintenance bays can negatively impact storm water if allowed to come into 
contact with storm water runoff. Therefore. design plans for repair bays must include the 
following: 

• Repair/maintenance bays must be indoors or designed in such a way that doesn't 
allow storm water run-on or contact with storm water runoff. 

• Design a repair/maintenance bay drainage system to capture all wash-water. leaks. 
and spills. Connect drains to a sump for collection and disposal. Direct connection 
of the repair/maintenance bays to the storm drain system is prohibited. Obtain an 
Industrial Waste Discharge Permit if required. 

Properly Design Vehicle/Equipment Wash Areas 
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The activity of vehicle/equipment washing/steam cleaning has the potential to contribute 
metals. oil and grease. solvents. phosphates. and suspended solids to the storm water 
conveyance system. Include in the project plans an area for washing/steam cleaning of 
vehicles and equipment. This area must be: 

• Self-contained and/or covered. equipped with a clarifier. or other pretreatment 
facility. and properly connected to a sanitary sewer or to a permit disposal facility. 

Properly Design Loading/Unloading Dock Areas 

Loading/unloading dock areas have the potential for material spills to be quickly 
transported to the storm water conveyance system. To minimize this potential. the 
following design criteria are required: 

• Cover loading dock areas or design drainage to minimize run-on and runoff of storm 
water. 

• Direct connections to storm drains from depressed loading docks· (truck wells) are 
prohibited. 

17.43.7D Outdoor Material Storage Areas 

Outdoor material storage areas refer to storage areas or storage facilities used solely for 
the storage of materials. Improper storage of materials outdoors may provide an 
opportunity for toxic compounds, oil and grease. heavy metals. nutrients. suspended 
solids. and other pollutants to enter the storm water conveyance system. Outdoor 
material storage areas shall be designed to prevent stormwater contamination from 
stored materials. Where proposed project plans include outdoor areas for storage of 
materials that may contribute pollutants to the storm water conveyance system. the 
following measures are required: 

• Materials with the potential to contaminate storm water must be: (1) placed in an 
enclosure such as a cabinet. shed or similar structure that prevents contact with 
runoff or spillage to the storm water conveyance system; or (2) protected by 
secondary containment structures such as berms. dikes or curbs. 

• The storage areas must be paved and sufficiently impervious to contain leaks and 
spills. 

• The storage area must have a roof or awning to minimize collection of storm water 
within the secondary containment area. 

17.43.7E Trash Storage Areas 
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A trash storage area refers to an area where a trash receptacle or receptacles are 
located for use as a repository for solid wastes. Loose trash and debris can be easily 
transported by the forces of water or wind into nearby storm drain inlets. channels. 
and/or creeks. Trash storage areas shall be designed to prevent stormwater 
contamination by loose trash and debris. All trash container areas must meet the 
following requirements (individual family residences are exempt from these 
requirements): 

• Trash container areas must have drainage from adjoining roofs and pavement 
diverted around the area(s). 

• Trash container areas must be screened or walled to prevent off-site transport of 
trash. 

17.43.8A Single Family Residential 
To mitigate the increased runoff rates from Single Family Residences due to new 
impervious surfaces. new and remodel projects which need an Erosion and Drainage 
Control Plan shall include design elements which accommodate onsite percolation. 
retention or collection of storm water runoff such that the peak runoff rate after 
development either meets the 85th percentile storm event criterion or does not exceed 
predevelopment runoff levels to the maximum extent practicable. BMPs (including those 
outlined in the California Storm Water Best Management Practice Handbooks) which 
may achieve this objective fit into these categories: 

• Minimizing Impervious Areas 
• Increase Rainfall Infiltration 
• Minimize Directly Connected Impervious Areas (DCIAs) 

Appendix I 

STORM WATER BEST MANAGEMENT PRACTICES 

The following are a list of BMPs that may be used to minimize or prevent the introduction 
of pollutants of concern that may result in significant impacts to receiving waters. Other 
BMPs approved by the City as being equally or more effective in pollutant reduction than 
comparable BMPs identified below are acceptable. All BMPs must comply with local 
zoning and building codes and other applicable regulations. 
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Site Design BMPs 

Minimizing Impervious Areas 

• Reduce sidewalk widths where it is practicable 

• Incorporate landscaped buffer areas between sidewalks and streets. 
• Design residential streets for the minimum required pavement widths 

• Minimize the number of residential street cui-de-sacs and incorporate landscaped 
areas to reduce their impervious cover. 

• Use open space development that incorporates smaller lot sizes 

• Increase building density while decreasing the building footprint 

• Reduce overall lot imperviousness by promoting alternative driveway surfaces and 
shared driveways that connect two or more homes together 

• Reduce overall imperviousness associated with parking lots by providing compact 
car spaces. minimizing stall dimensions. incorporating efficient parking lanes. and 
using pervious materials in spillover parking areas 

Increase Rainfall Infiltration 

• Use permeable materials for private sidewalks. driveways. parking lots. and interior 
roadway surfaces (examples: hybrid lots. parking groves. permeable overflow 
parking, etc.) 

• Direct rooftop runoff to pervious areas such as yards. open channels. or vegetated 
areas. and avoid routing rooftop runoff to the roadway or the urban runoff 
conveyance system 

Maximize Rainfall Interception 
• Maximizing canopy interception and water conservation by preserving existing native 

trees and shrubs. and planting additional native or drought tolerant trees and large 
shrubs 

Minimize Directly Connected Impervious Areas (DCIAs) 
• Draining rooftops into adjacent landscaping prior to discharging to the storm drain 

• Draining parking lots into landscape areas co-designed as biofiltration areas 
• Draining roads. sidewalks. and impervious trails into adjacent landscaping 

Slope and Channel Protection 
• Use of existing natural drainage systems to the maximum extent feasible 

• Stabilized permanent channel crossings 

• Planting native or drought tolerant vegetation on slopes 
• Energy dissipaters. such as riprap. at the outlets of new storm drains. culverts. 

conduits. or channels that enter unlined channels 
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Maximize Rainfall Interception 

• Cisterns 

• Foundation planting 

Increase Rainfall Infiltration 

• Dry wells 

Source Control BMPs 

• Storm drain system stenciling and signage 

• Regular street and parking lot sweeping 

• Outdoor material and trash storage area designed to reduce or control rainfall runoff 

• Efficient irrigation system 

Treatment Control BMPs 

Biofilters 

• Grass swale 

• Grass strip 

• Wetland vegetation swale 

• Bioretention 

Detention Basins 

• Extended/dry detention basin with grass lining 

• Extended/dry detention basin with impervious lining 

Infiltration Basins 

• Infiltration basin 

• Infiltration trench 

• Porous asphalt 

• Porous concrete 

• Porous modular concrete block 

Wet Ponds and Wetlands 

• Wet pond (permanent pool) 

• Constructed wetland 
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Drainage Inserts 

• Oil/Water separator 

• Catch basin insert 

• Storm drain inserts 

• Catch basin screens 

Filtration Systems 

• Media filtration 

• Sand filtration 

Hydrodynamic Separation Systems 

• Swirl Concentrator 

• Cyclone Separator 
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Appendix J 

BMP IMPLEMENTATION TABLES 

T bl 1 A f td dPt flPllt tG a e n tcma e an o en 1a 0 u an s t db L dU T enera e >Y an se voe 
General Pollutant Categpries 

PriorifJ!. Sediments Nutrients Heavy Organic Trash Oxxgen Oil& Bacteria Pesticides 
Project Metals Comgounds & Demanding Grease ~ 

Catef!ories Debris Substances Viruses 
Detached 

Residential X X X X X X X 
Develooment 

Attached 
Residential X X X p(l) p(2) £ X 

Develooment 
Commercial 
Develogment p(l) p(l) p(2) X p(5) X p(3} p(5) 

> 100,000 ft2 

Automotive 
service X xC4)(5) X X 

facilities 
Retail 

Gasoline X xC4)(5) X X 
Outlets 

Restaurants X X X X 
Hillside 

X X X X X X development 
Parking Lots p\11 p\11 X X p\'1 X p\'1 

Streets, 
Highwaxs & X p(l) X xC4) X p(5) X 

Freeways 
X = anticigated 
P = gotential 
( 1} A gotential gollutant if landscaging exists on-site 
(2} A gotential gollutant if the groject includes uncovered garking areas 
(3} A gotential gollutant if land use involves food or animal waste groducts 
( 4} Including getroleum hxdrocarbons 
(5) Including solvents 
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a e 1 e T b1 2 S't D es1gn an dS ource c ontro 1 BMP S 1 e ect10n M atnx 
Sf1.ecifl.c Areas (pr lmf1.lementation o{.Site Design 

and Source Control BMPs 
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Detached 
Residential R R R R 

Development 
Attached 

Residential R R R 
DeveloPment 
Commercial 
DeveloQment R R R R R R 
> 100,000 ft2 

Automotive 
service R R R R R R R 

facilities 
Retail 

Gasoline R R R R R R R 
Outlets 

Restaurants R R R R 
Hillside 

R R develoPment 
Parkin!!: Lots R R 

Streets, 
Highwaxs & R 

Freewavs 
R = Required- minimize Qollutants of concern bx selecting aQQroQriate Site Design and Source Control BMPs 
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Table 3 Treatment Control BMP Selection Matrix(I) 
Pollutant 

Treatment Control BMP Categpries 
of Concern 

Biofilters Detention Infiltration Wet Ponds Drainage Filtration Hydrodynamic 
Basins Basins(2) or Inserts Segarator 

Wetlands Svstems(3) 

Sediment M H H H L H M 
Nutrients L M M M L M L 
Heayy 

M M M H 1 H 1 Metals 
Organic 

!l !l !l !l 1 M 1 Comoounds 
Trash & 

1 H !l !l M H M 
Debris 
Oxygen 
Demanding 1 M M M 1 M 1 
Substances 
Bacteria u u H u L M L 
Oil& 

M M !l !l 1 H 1 Grease 
Pesticides u u u u L u L 
(1) The City is encouraged to geriodically assess the gerformance characteristics of many of these BMPs 

to ugdate this table. 
(2) Including trenches and gorous gavement 
(3) Also known as hydrodynamic devices and baffle boxes 

L: Low removal efficiency 
M: Medium removal efficiency 
H: High removal efficiency 
U: Unknown removal efficiency 

Sources: Guidance Seeci&,ing Management Measures fj;Jr Sources o{_Noneoint Pollution in Coastal Waters 
(1993), National Stormwater Best Management Practices Database (2001), and Guide fj;Jr BMP Selection 
in Urban Develoved Areas (200 1 ). 

CHAPTER 17.44: Subdivisions and Lot-Line Adjustments 

Modification #50. Add the following filing requirement to Section 17.44.2A: 

Section 17 .44.2.A.8 A complete chain of title or other evidence that the lot to be 
subdivided or lots to be adjusted are legal parcels if requested by the Director of the 
Department of Community Planning and Building. 

Modification #51. Revise Section 17.44.3A as follows: 

California Coastal Commission 



54 I CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

Section 17.44.3.A. Only legal lots may be subdivided or the subject of a lot line 
adjustment. No subdivision or lot line adjustment shall be approved which increases or 
creates a zoning non-conformity or is inconsistent with the policies of the certified Local 
Coastal Land Use Plan. All lots and sites created shall comply with minimum standards 
established for the zoning district in which the property is located and with any other 
relevant requirements of the certified Local Coastal Implementation Plan. 

Modification #52. Revise Section 17.44.4 as follows: 

Section 17.44.4 
Applications for lot line adjustments or the filing of merger documents resulting in the 
consolidation or merger of existing legal lots of record, or consolidating or merging 
combinations of existing lots and lot fragments, to create larger whole lots of record in 
the R-1 District may be approved by the Director of Community Planning and Building. 
All other applications for subdivisions and lot line adjustments shall require review for 
approval by the Planning Commission. Applications for subdivisions and lot line 
adjustments resulting in the creation of additional lots of record or additional parcels, 
including condominiums shall require a coastal development permit. The City shall follow 
all applicable procedures in the Subdivision map Act when processing any application 
for subdivision or lot line adjustment. 

CHAPTER 17.48: Trees and Shrubs 

Modification #53. Revise Section 17.48.3: Exemptions as follows: 

17.48.3 
The City is exempt from the provisions of Chapter 12 (commencing with Public 
Resources Code Section 25980), Division 15 of the Public Resources Code which 
chapter is known as the "Solar Shade Control Act." The provisions of tffis chapter the 
Solar Shade Control Act also shall not apply to the cutting or trimming of trees or shrubs 
in the following circumstances: 

Modification #54. Revise Section 17.48.68 as follows: 
B. Removal without Posting. In exceptional circumstances in which it would cause 
substantial physical property damage tGss or danger to delay removal until the Forest 
and Beach Commission's next meeting, the City Forester may approve removal without 
the required posting, providing such approval unquestionably conforms to the policy and 
the practice of the Forest and Beach Commission. The Forester will report permit actions 
at the next meeting of the Forest and Beach Commission. 

Modification #55. Revise Section 17.48.7 as follows: 
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17.48.7 Findings Required for Significant Trees. 

B. Related to Construction. Removal of significant trees to facilitate construction or 
development is prohibited unless one of the two following findings is met: 

2. That the following four conditions exist 

a. The issuance of a variance for development in one or more 
setbacks has been considered and would not provide a remedy or 
would be inappropriate due to a significant overriding 
inconsistency with another policy or ordinance of the LCP; and 

Modification #56. Revise Section 17.48.8 as follows: 

17.48.8 Tree Removal and Replacement. 

A. Tree Replacement. When tree replacement is required by this Chapter, the following 
requirements apply. 

3. Tree Species. Replacement trees shall be the same species as the removed tree 
or another species listed on the Tree Species List and as approved by the City 
Forester except that particular emphasis shall be placed on maintaining a significant 
population of native Monterey pine and coast live oaks on a City-wide basis. 
Replacement Monterey pine trees shall be of local genetic stock. 

Modification #57. Revise Section 17.48.14 as follows: 

17.48.14 Administration 
A. Responsibility of the City Forester. 

2. Enforcement of Code. The City Forester shall: 

a. 
b. 

CHAPTER 17.52 

Supervise all tree cutting or pruning for which a permit has been granted. 

Cause to be removed all dead trees or shrubs from public property 
(excluding Monterey Pine ESHA in Pescadero Canyon and Mission Trails 
Park) except in circumstances where all of the following conditions apply: 

Permit Procedures 

Modification #58. Add the following Section to Chapter 17.52: 

PURPOSE 

The purpose and intent of this Chapter is to establish the procedures and authorities for 
review of permits required by this Title to ensure consistency with the City's General 
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Plan and zoning standards. It is also the purpose of this Chapter to establish the 
process for the review of all development within the coastal zone of the City of Carmel 
by the Sea to ensure that it will be consistent with the provisions of the City of Carmel by 
the Sea's Local Coastal Program, the California Coastal Act and the California Code of 
Regulations Title 14 Division 5.5. 

Modification #59. Add the following Section to Chapter 17.52 

PERMIT REQUIRED. 

A. Except as otherwise provided in this Chapter. any person wishing to undertake any 
development in the coastal zone shall obtain a coastal development permit in 
accordance with the provisions of this Chapter. Development undertaken· pursuant to a 
coastal development permit shall conform to the plans. specification. terms and 
conditions of the permit. The requirements for obtaining a coastal development permit 
shall be in addition to requirements to obtain any other permits or approvals required by 
other city ordinances or codes or from any state. regional or local agency. 

B. The review of a Coastal Development Permit application may be combined with 
and/or processed concurrently with the review of any other discretionary permit 
application required by other City ordinances. 

C. All development proposed or undertaken on tidelands. submerged lands or on public 
trust lands. whether filled or unfilled shall require a permit issued by the California 
Coastal Commission in accordance with procedures specified by the Coastal 
Commission, in addition to other permits or approvals required by the City. 

D. Where a proposed project straddles the boundaries of the City of Carmel by the Sea 
and another local jurisdiction or where a proposed project straddles the boundaries of 
the City's Coastal Development Permit jurisdiction area and the Coastal Commission's 
retained jurisdiction area, the applicant shall obtain separate Coastal Development 
Permits from each jurisdiction. 

Modification #60. Add the following Section to Chapter 17.52 

PROCEDURES FOR RECORDATION OF LEGAL DOCUMENTS 

All coastal development permits subject to conditions of approval pertaining to public 
access and open space or conservation easements to or along the shoreline shall be 
subject to one of the following procedures: 

California Coastal Commission 
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A. The executive director of the Coastal Commission shall review and approve all legal 
documents specified in the conditions of approval of a coastal development permit for 
shoreline public access and conservation/open space easements. 

1. Upon completion of permit review by the City and prior to the issuance of the permit. 
the City shall forward a copy of the permit conditions and findings of approval and copies 
of the legal documents to the executive director of the Coastal Commission for review 
and approval of the legal adequacy and consistency with the requirements of potential 
accepting agencies; 

2. Upon receipt of the documents from the City the executive director of the Coastal 
Commission shall notify the City of the receipt date and shall then have fifteen (15) 
working days from receipt of the documents in which to complete the review and notify 
the applicant of recommended revisions if any; 

3. The City may issue the permit upon expiration of the fifteen (15) working day period if 
notification of inadequacy has not been received by the City within that time period; 

4. If the executive director has recommended revisions to the applicant, the permit shall 
not be issued until the deficiencies have been resolved to the satisfaction of the 
executive director; or 

B. If the City requests. the Commission shall delegate the authority to process the 
recordation of the necessary legal documents to the City if the requirements of 14 Cal. 
Code of Regulations. section 13574(b} are met. If this authority is delegated. upon 
completion of the recordation of the documents. the City shall forward a copy of the 
permit conditions and findings of approval and copies of the legal documents pertaining 
to the shoreline public access and open space conditions to the Executive Director of the 
Commission. 

Modification #61. Revise Section 17.52.2.A as follows: 

Section 17.52.2 A: Development Applications. 
A. Applications. Any development as defined in Section 17.70.2 and not otherwise 
exempt, and all other activities subject to discretionary review and approval as 
established by this title shall require the filing of an application with the Director using 
forms and containing information as required by the City. Such application shall be 
accompanied by required fees as established by resolution of the City Council. Decision
making bodies established by the City may initiate a proceeding leading to the issuance 
of a permit, and in such case no fee shall be required 

Modification #62. Revise Section 17.52.2 D as follows: 
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Section 17.52. 2.D.3 Permit Streamlining 

The preparation and certification of the final Environmental Impact Report (EIR) for 
projects that are subject to environmental review or for which an EIR is needed, shall be 
completed within one year of the date that an application is accepted as complete. Upon 
the mutual consent of the Director and the project sponsor, this one-year time limit may 
be extended once for a period of not more than 90 days pursuant to CEQA Guidelines 
Section 15108. Citv action on such projects shall be completed within 180 days of the 
certification of the EIR unless the time for preparation of the EIR has been extended, in 
that case, city action is required within 90 days of certification. 

Modification #63. Revise Section 17.52.3.E as follows: 

Section 17.52.3.E: Duties and Powers of the Director. 

To determine applicable categories for the processing of development applications 
including whether a project is subject to requirements for development permits, and if so, 
whether the permit is appealable to the Coastal Commission. The Director's 
determination of coastal development permit category may be appealed in compliance 
with Chapter 17.52: Appeals, and California Code of Regulations Section 13569. 

Modification #64. Revise Section 17.52.6 as follows: 

Section 17.52.6 Development Excluded from Coastal Permit Requirements. 

Pursuant to Section 30610 of the California Coastal Act and Title 14, Chapter 6, 
Subchapter 5 of the California Code of Regulations, the follo1Ning forms of development 
are excluded from the coastal permit requirements of this chapter. Any determination 
that a project is excluded from coastal development permit requirements shall comply 
with Section 17.52.6: Development Excluded from Coastal Permit Requirements. 
Nonetheless, the City shall notify the California Coastal Commission of any discretionary 
development permit it issues for excluded forms of development in accordance 1Nith 
Section 17.52.14: Notice of Non Appealable Development, of this Chapter. 

Improvements to Existing Structures or Site Designs Not Located in the Beach or ESHA 
Overlay Districts. Improvements to existing structures or site designs not located in the 
Beach or ESHA Overlay District shall not require a coastal development permit, pro1.<ided 
all the following requirements are met. 

The structure or improvement is not located on a beach, in a \vetland, seaward of the 
mean high tide line, or within a designated environmentally sensitive habitat area. 

The improvement does not include any significant alteration of landforms as determined 
by the Director nor in'Jolve the removal of significant vegetation as determined by the 
City Forester. 
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The improvement qualifies for an administrative permit issued by the Director (per CMC 
Chapter 17.34) and is fully consistent with adopted Commercial, Residential and/or 
Public Way Design Guidelines applicable to the project. 

The project does not involve alterations to, or demolition of, a historic resource that is 
included in the Carmel Inventory, that 'Nould be inconsistent ¥t'ith the Secretary of the 
Interior's Standards. 

The project does not require issuance of, or amendment to, a conditional use permit for: 

Expansion, reconstruction or relocation of any motel; 

Expansion of any commercial building in the CC, SC, RC or R 4 Districts per Section 
17.12.3: Demolition and Rebuilding of Structures; or 

Approval of any subdivision or lot line adjustment resulting in the creation of additional 
parcels, additional building sites or potential additional building site. 

The impro\'ement does not involve the expansion or construction of water wells or septic 
systems. 

The project does not involve any increase in capacity of any public works facility nor the 
widening or realignment of any street. 

A previous coastal development permit issued for the property does not require a new 
coastal development permit for the proposed improvement. 

Minor Improvements to Existing Structures and Site Designs within the Beach or ESHA 
Overlay Districts. 

Minor improvements to existing structures and site designs located •.vithin the Beach 
Overlay District or the ESHA Overlay District shall not require a coastal development 
permit, provided that all requirements in subsection 17.52.6.A (1) through (5) are met 
and all the following additional requirements are met. 

The improvement in•Jolves less than a 10 percent increase in existing floor area and/or 
less than a 10 percent increase in existing height. In no case shall this language be 
construed to allow increases in floor area or height that exceed the maximum allo'Ned by 
residential development regulations contained in this Title. 

An excluded improvement has not previously been undertaken after December 2003 
that resulted in an increase in floor area or building height, or if such an excluded 
improvement has taken place, the combined total increase in interior floor area and/or 
building height does not exceed 10 percent of the original structure as it existed prior to 
the first excluded improvement. In no case shall this language be construed to aiiO'N 
increases in floor area or height that exceed the maximum allowed by residential and 
commercial development regulations contained in this Title. 

Repair or Maintenance Activities. 

Public and private repair and/or maintenance activities, except activities specified in 
subsection G: Replacement of Structures Destroyed by Disaster, that do not result in an 
addition to, or enlargement or expansion of, the object of those repair and maintenance 
activities, shall not require a coastal development permit, provided all the following 
requirements are met. 

The activity does not include repair oF maintenance of a seawall, revetment, bluff 
retaining wall, culvert, outfall, OF similar shoreline work that in\'Oives: 
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Repair or maintenance invol'ling substantial alteration of the foundation of the protective 
WGFki 
The placement of rip rap, artificial berms of sand or other beach materials, or any other 
forms of solid materials on a beach or in coastal waters, streams, 'Netlands, estuaries 
and lakes or on a shoreline protective work; 

The replacement of 20 percent or more of the materials of an existing structure with 
materials of a different kind, color or appearance; and 

The presence of mechanized construction equipment or construction materials on any 
sand area, bluff, or environmentally sensitive habitat area, or with 30 feet of coastal 
waters or streams. 

The activity does not include any repair or maintenance to facilities, structures, or 'Nork 
located in an environmentally sensitive habitat area, any sand area, within 50 feet of the 
edge of a coastal bluff or environmentally sensitive habitat area, or within 30 feet of 
coastal·.vaters or streams, that include: 

The placement or removal of rip rap, rocks, sand, or other beach materials or any other 
form of solid materials; and 

The presence of mechanized equipment or construction materials. 

Yearly Maintenance of Carmel Beach Sand. 

Pursuant to California Code of Regulations Section 13252 (c), and the certified LUP, the 
yearly maintenance of Carmel Beach to redistribute sand and cover protecthte structures 
•.vith sand using mechanized equipment shall not require a coastal development permit. 

Planned Maintenance of Mission Trails Nature Preserve. 

Maintenance, repair and improvement activities specified in the adopted Mission Trails 
Nature Preserve Master Plan shall not require a coastal development permit. 

Utility Connections. 

The installation, testing, and placement in service or the replacement of, any necessary 
utility connection between an existing service facility and any development approved 
pursuant to this subdivision, shall not require a coastal development permit. 

Replacement of Structures Destroyed by Disaster. 

The replacement of any structure, other than a public works facility, destroyed by a 
disaster shall not require a coastal development permit, pro'lided the following 
requirements are met: 
The replacement structure conforms to all applicable zoning requirements; 

The use of the replacement structure is the same as the destroyed structure; 

The replacement structure does not exceed either floor area, height, or bulk of the 
destroyed structure by more than 1 0 percent; and 

The replacement structure is sited in the same location on the affected property as the 
destroyed structure. 

Temporary events. 

except as provided below, temporary events shall not req~;~ire a coastal de'lelopment 
permit unless the temporary event meets all of the follo\•.•ing criteria: 

The e\•ent is held between Memorial Day and Labor Day; 
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The event will occupy more than two blocks of sandy beach area; and 

The event involves a charge for general public admission or seating. 

The Director may also exclude from coastal development permit requirements, 
temporary events meeting the criteria of Section 17.52.6.H (1) when: 

The event is one day or less in duration; or 

The event has previously received a coastal development permit and will be held in the 
same location, at a similar season, and for the same duration, with operating and 
environmental conditions substantially the same as those associated with the previously 
approved event. 

The Director, or the Commission through direction to the Director, may determine that a 
temporary event shall be subject to Commission review and Coastal Development 
Permit requirements, even if the criteria in Section 17.52.6.H (2) are not met, if the 
Director or the Commission determines that unique or changing circumstances exist 
relative to a particular temporary event that have the potential for significant adverse 
impacts on coastal resources. Such circumstances may include the following: 

The event, either individually or together with other temporary events scheduled before 
or after the particular event, precludes the general public from use of a public 
recreational area for a significant period of time; 

The event and its associated activities or access requirements will either directly or 
indirectly impact environmentally sensitive habitat areas, rare or endangered species, 
significant scenic resources, or other coastal resources; and 

The event is scheduled between Memorial Day weekend and Labor Day and would 
significantly impact public use or access to coastal waters. 

Sign Installations and Modifications to Existing Signs. 

The installation of new or replacement signs and modifications to existing signs shall not 
require a coastal development permit, provided the sign meets the requirements of the 
City of Carmel by the Sea's Sign Ordinance and/or the certified Coastal Land Use Plan. 

Public Signs Located in Public Rights of Way. 

Public signs located in public rights of way shall not require a coastal development 
permit. 

Subdivisions. 

Tentative maps brought about in connection with the purchase of land by a public 
agency for recreational purposes that are consistent with Section 30106 of the Coastal 
Act shall not require a coastal development permit. 

Lot Line Adjustments. 
Lot line adjustments not resulting in a net increase in the number of building sites or 

potential building sites shall not require a coastal development permit. The filing of 
merger documents to merge lots of record or to merge lots and lot fragments into larger 
whole lots of record in any R 1 District shall not require a coastal development permit. 

Conditional Use Permits. 

The issuance of conditional use permits shall not require a coastal development permit 
unless the permit involves one or more of the following: 
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Alteration of any nonconforming use or nonconforming structure; 

Expansion, reconstruction or relocation of any motel; and/or 

Expansion of any commercial building in the CC, SC, RC or R 4 Districts per section 
17.14.5.D: Regulations Applied in All Commercial Districts. 

Projects for which Local Permits \/Vera Appro\«ed Prior to Certification of the Coastal 
Implementation Plan and Zoning Ordinance. 

Projects for which local permits were approved after January 1, 1999, but prior to 
certification of the Coastal Implementation Plan, and •.vhich now require a Coastal 
Development Permit may, at the discretion of the Director, be excluded from the permit 
requirements of this Chapter, provided the Director takes the following actions: 
Grants a permit renewal and time extension for the project pursuant to Section 
17.52.15.C: Time Extensions; and 

Determines that the project is in full compliance with all applicable policies and 
standards contained in the Carmel by the Sea certified Local Coastal Program. 

17.52.6 EXEMPTIONS. 

This section provides a list of classes and types of development that do not require a 
Coastal Development Permit. Each exemption in this list also contains limits that specify 
when the exemption does not apply. The following projects are exempt from the 
requirement to obtain a Coastal Development Permit. 

A. Categorically Excluded Development. 

Projects or activities specifically identified in a Categorical Exclusion Order certified by 
the California Coastal Commission consistent with Public Resources Code 30610(e) are 
exempt from Coastal Development Permit requirements. 

B. Improvements to Existing Single-Family Residences: 

Except as provided below in subsection-D. improvements to existing single-family 
residences are exempt from Coastal Development Permit requirements except as noted 
below in (D). For purposes of this section. the terms "Improvements to existing single
family residences" includes all fixtures and structures directly attached to the residence 
and those structures normally associated with a single family residence. such as 
garages, swimming pools, fences. storage sheds and landscaping. Unless specified in a 
Categorical Exclusion Order as described in (A) above. this exemption for single-family 
residences shall not apply to establishment of any Guest House or any Class Ill 
Subordinate Unit. nor shall any of the classes or types of development identified in 
subsection-D be exempt from permit requirements. 

C. Other Improvements. 
Except as provided below in subsection-D. improvements to any structure other than a 
single-family residence or a public works facility are exempt from Coastal Development 
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Permit requirements. For purposes of this section. where there is an existing structure. 
all fixtures and other structures directly attached to the structure and all landscaping 
shall be considered a part of that structure. 

D. Limits on Exemptions for Single-Family Residences and Other 
Improvements. Except as may be addressed in 17.52.6.A. the following are not exempt 
from permit requirements. 

1. Improvements to a structure if the structure or improvement is located: on a 
beach, in a wetland. seaward of the mean high tide line. in an environmentally sensitive 
habitat area. in an area designated as highly scenic in a certified land use plan, or within 
50 feet of the edge of a coastal bluff. 

2. On property not included in subsection (1) above that is located within those portions 
of the Beach and Riparian Overlay District that are west of North San Antonio Avenue or 
west of Carmelo Street; 

3. Any significant alteration of land forms including removal or placement of vegetation. 
on a beach. wetland. or sand dune. or within 50 feet of the edge of a coastal bluff. or in 
environmentally sensitive habitat areas; 

4. The expansion or construction of water wells or septic systems; 

5. In areas which the City or Coastal Commission has declared by resolution after 
public hearing to have a critically short water supply that must be maintained for the 
protection of coastal resources or public recreational use. the construction of any 
specified major water using development not essential to residential use. including but 
not limited to swimming pools. or the construction or extension of any landscaping 
irrigation system or other improvement or activity inconsistent with the City's Water 
Management Plan (Chapter 17.50). 

6. On property located in significant scenic resources areas City-wide as designated by 
the City or Coastal Commission, any improvement that would: 

a. result in an increase of 10 percent or more of internal floor area of an existing 
structure or 

b. result in an additional improvement of 10 percent or less where an improvement 
to the structure has previously been undertaken pursuant to this section or Public 
Resources Code section 3061 O(a). or 

c. result in an increase in height of an existing structure by more than 10 percent 
and/or 

d. would add any significant non-attached structure such as garages. fences. 
shoreline protective works or docks. 
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7. Any improvement where the development permit issued for the original structure 
by the Coastal Commission. regional Coastal Commission. or City indicated that any 
future improvements would require a Coastal Development Permit. 

17.52.6 D. Repair and Maintenance Activities. 

Repair or maintenance activities that do not result in an addition to. or enlargement or 
expansion of. the object of those repair or maintenance activities. The exemption 
provided in this section shall not apply to the following extraordinary methods of repair 
and maintenance which require a coastal development permit because they involve a 
risk of adverse environmental impact: 

1. Any method of repair or maintenance of a seawall. revetment. bluff retaining wall. 
breakwater. groin. culvert. outfall. or similar shoreline work that involves: 

a. Repair or maintenance involving substantial alteration of the foundation of the 
protective work including pilings and other surface or subsurface structures; 

b. The placement. whether temporary or permanent. of rip-rap. artificial berms of sand or 
other beach materials. or any other forms of solid materials. on a beach or in coastal 
waters. streams. wetlands, estuaries and lakes or on a shoreline protective works; 

c. The replacement of 20 percent or more of the materials of an existing structure with 
materials of a different kind; or 

d. The presence. whether temporarv or permanent. of mechanized construction 
equipment or construction materials on any sand area. bluff. or environmentally sensitive 
habitat area. or within 20 feet of coastal waters or streams. 

2. Any method of routine maintenance dredging that involves: 

a. The dredging of 100,000 cubic yards or more within a twelve (12) month period; 

b. The placement of dredged spoils of any quantity within an environmentally sensitive 
habitat area. on any sand area. within 50 feet of the edge of a coastal bluff or 
environmentally sensitive habitat area. or within 20 feet of coastal waters or streams; or 

c. The removal. sale. or disposal of dredged spoils of any quantity that would be suitable 
for beach nourishment in an area the City or the Coastal Commission has declared by 
resolution to have a critically short sand supply that must be maintained for protection of 
structures. coastal access or public recreational use. 

3. Any repair or maintenance to facilities or structures or work located in an 
environmentally sensitive habitat area. any sand area. within 50 feet of the edge of a 
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coastal bluff or environmentally sensitive habitat area. or within 20 feet of coastal waters 
or streams that include: 

a. The placement or removal, whether temporary or permanent. of loose rip-rap. rocks. 
sand or other beach materials or any other forms of solid materials; 

b. The presence. whether temporary or permanent. of mechanized equipment or 
construction materials. 

4. All repair and maintenance activities that are not exempt shall be subject to the LCP 
permit regulations. including but not limited to the regulations governing administrative 
and emergency permits. The provisions of Section 17.52.6.C) shall not be applicable to 
those activities specifically described in the document entitled Repair. Maintenance and 
Utility Hookups. adopted by the Coastal Commission on September 5. 1978 unless a 
proposed activity will have a risk of substantial adverse impact on public access. 
environmentally sensitive habitat area. wetlands. or public views to the ocean. 

5. Unless destroyed by natural disaster. the replacement of 50 percent or more of a 
single-family residence. (as measured by 50% of the exterior walls), seawall, revetment. 
bluff retaining wall, breakwater. groin or any other structure is not repair and 
maintenance but instead constitutes a replacement structure requiring a coastal 
development permit. 

17.52.6.E Utility Connections. 

The installation. testing, and placement in service or the replacement of any necessary 
utility connection between an existing service facility and any development which has 
been granted a valid Coastal Development Permit; provided. however. that the City may, 
where necessary. require reasonable conditions to mitigate any adverse impacts on 
coastal resources. including scenic resources. 

17.52.6.F Structures Destroyed by Natural Disaster. 

The replacement of any structure. other than a public works facility, destroyed by a 
disaster provided that the replacement structure meets all the of the following criteria: 

1. It is for the same use as the destroyed structure; 

2. It does not exceed either the floor area. height. or bulk of the destroyed structure by 
more than 1 0 percent. and 

3. It is sited in the same location on the affected property as the destroyed structure. 

As used in this section. "Structure" includes landscaping and any erosion control 
structure or device which is similar to that which existed prior to the occurrence of the 
disaster. 
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17.52.6.G Repair, Maintenance and Utility Hook-Up Exclusions. 

Repair and maintenance activities. specifically described in the document adopted by 
the Coastal Commission on September 5. 1978 titled "Repair. Maintenance and Utility 
Hook-Up Exclusions from Permit Requirements" unless the proposed activity will have a 
risk of substantial adverse impact on public access. environmentally sensitive habitat 
area. wetlands or public views to the ocean. 

17.52.6.H Temporary Event. 

Temporary events as defined in this ordinance and which meet all of the criteria in 1-4 

1. The event will not occur between Memorial Day weekend and Labor Day or if 
proposed in this period will be of less than one day in duration including set-up and take
down;and 

2. The event will not occupy any portion of a publicly or privately owned sandy beach or 
park area: public pier. public beach parking areas or the location is remote with minimal 
demand for public use. and there is no potential for adverse effect of sensitive coastal 
resources: and 

3. A fee will not be charged for general public admission and/or seating where no fee is 
currently charged for use of the same area (not including booth or entry fees); or. if a fee 
is charged. it is for preferred seating only and more than 75% of the provided seating 
capacity is available free of charge for general public use. 

4. The proposed event has been reviewed in advance by the Planning Director and the 
Director determined that it meets the following criteria: 

a. The event will result in no adverse impact on opportunities for public use of or access 
to the area due to the proposed location and or timing of the event either individually or 
together with other temporary events scheduled before or after the particular event; 

b. There will be no direct or indirect impacts from the event and its associated activities 
or access requirements on environmentally sensitive habitat areas. rare or endangered 
species. significant scenic resources. or other coastal resources as defined in this 
ordinance: 

c. The event has not previously required a coastal development permit to address and 
monitor associated impacts to coastal resources. For all other proposed temporary 
events. a coastal development permit must be obtained prior to the event. 

17 .52.6.1 Record of Permit Exemptions 

The Planning Director shall maintain a record of all those developments within the 
Coastal Zone that have been authorized as being exempt from the requirement for a 
Coastal Development Permit pursuant to this Chapter. This record shall be available for 
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review by members of the public and and representatives of the California Coastal 
Commission. The Record of Exemption shall include the name of the applicant. the 
location of the project. and a brief description of the project and why the project is 
exempt. 

Modification #65. Revise Section 17.52.7 Public Hearings, as follows: 

17.52.7.C.Procedure for Waiver. 

A public hearing for a project requiring an appealable coastal development permit may 
be waived for minor development if both of the following occur: 
1. Public notice shall be provided of the pending application consistent with S~ction 

17.52.44-13: Notice of Noo-Appealable Development, and including notice that 
no hearing will be held unless one is requested in writing; and 

2. No request for public hearing is received by the City within 10 calendar 15 
working days from the date of the City sending the notice 

Modification #66. Revise Section 17.52.8: Final City Action on Coastal 
Development Permits as follows: 

Section 17.52.8.A: Notice of Final City Action. Within seven (7) calendar days of a 
Council decision on a permit, or at the close of the local appeal period (for example, from 
the Planning Commission to the Council) and all local appeals have been exhausted and 
meeting the requirements of subsection B, the City shall notify the following of its action 
by first class mail: 

Modification #67. Add new Section 17.52.8D on " Contents of Final Local Action 
Notice" as follows; 

D. Contents of Final Local Action Notice: The notice shall, at a minimum. include 
the following: 

1 . Cover Letter. A cover letter that includes: 

(a) Final Action. Clear statement that the notice package is a notice of final 
City action on a coastal development permit application; 

(b) Application/Permit Number. All City application and permit numbers 
assigned to the approved or denied development; 

(c) Interested Parties. Name and address of the applicant(s). property 
owner(s). applicant and/or property owner representative(s) (if any), and 
person(s) to whom the notice was sent upon request; 

(d) Project Information. A clear description of the approved or denied 
development and its location (including. at a minimum. the street 
address/location and all Assessor Parcel Numbers); 
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(e) City Action. The date of the City decision. the decision that was made and 
the City body making the decision. 

(f) Appeal Information. Indication of whether the City decision is appealable 
to the Coastal Commission. and. if so. procedures for appeal of the City 
decision to the Coastal Commission: 

(g) List of Attachments. A list of all attachments included with the notice (e.g .. 
Adopted Findings. other staff reports. CEQA documents. etc.); and City 
Contact. 

2. Attachments. Copies of the following: 

(a) Adopted City Documents. The adopted staff report. adopted findings. 
adopted conditions and clear indication that the copies are the adopted 
version. 

(b) Plans. Clear site plans and elevations of the approved or denied 
development: 

(c) CEQA Documents. if not previously sent to the Commission. 

Modification #68. Revise Section 17.52.13 Notice of Public Hearing, as follows: 

17.52.13: Notice of Public Hearing. 

When a land use permit, or other matter requires a public hearing, the public shall be 
provided notice of the hearing in compliance with State law (Government Code Sections 
65090, 65091, 65094 and 66451.3, and Public Resources Code 21000 et seq.), and as 
required by this Chapter. This section shall also constitute the noticing provisions for 
actions on Coastal Development Permits that are appealable to the Coastal 
Commission. 

A. Contents of Notice. Notice of a public hearing shall include: 
1. Hearing Information. The date, time, and place of the hearing and the name of the 

hearing body; the phone number and street location of the Department, where an 
interested person could call or visit to obtain additional information. 

2. Project Information. The name of the applicant; the City's file number assigned to 
the application; a general explanation of the matter to be considered; a general 
description, in text and/or by diagram, of the location of the property that is the 
subject of the hearing. 

3. Statement on Environmental Document. If a proposed Negative Declaration or final 
Environmental Impact Report has been prepared for the project in compliance with 
the City's CEQA Guidelines, the hearing notice shall include a statement that the 
hearing body will also consider approval of the proposed Negative Declaration or 
certification of the final Environmental Impact Report. 
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B. Distribution of Notice: At least 10 calendar days prior to the first public hearing on 
any residential design study, lot line adjustment, use permit, variance or any other 
equivalent development application requiring a formal public hearing or action that is 
appealable to the Coastal Commission. the Director shall cause notice to be provided 
by first-class mail or by hand delivery for the pending development application to all of 
the following: 

1. Owners of the subject real property, or the owners' duly authorized agent, and the 
project applicant; 

2. All persons who have requested to be on the mailing list for the subject hearings 
and who have paid for the mailing of such notice; 

3. The California Coastal Commission; 
4. All owners of real property, as identified on the last equalized property tax 

assessment roll within 300 feet and all occupants within 100 feet of the perimeter 
of the parcel for which a lot line adjustment, subdivision, variance, use permit or 
coastal permit is sought; 

5. All owners of real property as identified on the last equalized property tax 
assessment roll within 100 feet of the perimeter of the parcel for which a design 
study permit is sought and a Coastal Development Permit is not applicable; and 

6. All current occupants of properties contiguous to the parcel on which the 
development is proposed. A statement that the development is within the coastal 
zone 

7. The system for local and Coastal Commission appeals. including any City fees 
charged for appeals. 

Modification #69. Revise Section 17.52.14 Notice of Non- Appealable Development 
as follows: 

Section 17.52.14, Notice of Non-Appealable Development. 
The California Code of Regulations, Title 14, Section 13568b, requires that all 
development within the Coastal Zone (except development that is categorically 
excluded) must receive public notice, regardless of whether these regulations require a 
public hearing, before the development can be approved or disapproved. This Section 
provides notice requirements for projects which are (a) not appealable to the Coastal 
Commission in compliance with Public Resources Code Section 30603, aR4 (b) not 
categorically excluded and (c) do not require a public hearing. 

A. Distribution of Notice. Within 10 days of accepting a permit application for a non
appealable development, or at least 1 0 days before the City's decision on the 
application, the City shall provide notice, by first-class mail or by hand delivery, of the 
pending development approval, to: 
1. All persons who have requested to be on the mailing list for the particular project or 

for decisions by the City; 
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2. All owners of real property as shown on the latest County equalized assessment 
roll, and residents, within a radius of 100 feet of the exterior boundaries of the 
parcel involved in the application; and 

3. The Coastal Commission. 

B. Content of Notice. The notice shall contain the information required for public 
notices in Section 17.52.13.A above, and the following: 

1. The date the application will be acted upon by the City's review authority; 
2. The City's general procedure concerning the submission of public comments either 

in writing or orally before the decision is rendered; and 
3. A statement that a public comment period of sufficient time to allow for the 

submission of comments by mail will be held before the decision is rendered. 
4. A statement that the development is within the coastal zone. 
5. The date of filing of the application and the name of the applicant. 
6. The number assigned to the application. 
7. A description of the development and its location. 

Modification #70. Add the following Section to 17.52.14 Notice of Non-Appealable 
Developments that Require a Public Hearing as follows: 

Notice of Non-Appealable Developments that Require a Public Hearing 

A. Notice of an application for a coastal development permit that is not appealable but 
that requires a public hearing under local ordinance shall be provided as follows: 

Within ten (10) calendar days prior to the City's hearing on the application. notice. 
consistent with the provisions of 17.52.14 B shall be provided as follows: 

1. If the matter is heard by the Planning Commission. notice shall be published in a 
newspaper of general circulation; 

2. Notice by first class mail to any person who has filed a written request to be on the 
mailing list for that development project or for coastal decisions within the City; , 

3. Notice by first class mail to all property owners within 300 feet of the proposed 
project 

4. Notice by first class mail or by hand delivery to occupants within 1 00 feet of the 
proposed project; · 

5. Notice by first class mail to the Central Coast District of the Coastal Commission. 
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CHAPTER 17.54: Appeals 

Modification #71. Add the following Section to 17.54.1 Conclusive Decision
Appeal Period as follows: 
Section 17.54.1 
A. The findings and actions of the City Forester shall be final and conclusive from and 
after the date of final action unless an appeal is filed with the Forest and Beach 
Commission pursuant to Section 17.54.4.A: Appeals to the Forest and Beach 
Commission or with the Coastal Commission pursuant to Section 17.54.5. 

B. The findings and actions of the Historic Resources Board shall be final and conclusive 
from and after the date of final action unless an appeal is filed with the City Council or 
the Coastal Commission pursuant to Section 17.54.4.B and the provisions in this 
chapter. 
C. The findings and actions of the Planning Commission and the Design Review Board 
shall be final and conclusive from and after the date of final action unless an appeal is 
filed with the City Council pursuant to Section 17.54.4.B: Appeals to the City Council or 
with the Coastal Commission pursuant to Section 17.54.5. 

D. The findings and actions of the City Council shall be final and conclusive from and 
after the date of final action unless an appeal is filed with the California Coastal 
Commission pursuant to Section 17.54.4.C: Appeals to the Coastal Commission. 

E. The findings and actions of the Planning Director shall be final and conclusive from 
and after the date of final action unless an appeal is filed with the Planning Commission 
Secretary pursuant to 17.54.4: Appeals to the Planning Commission or Historic 
Resources Board, or with the Coastal Commission pursuant to 17.54.5. 

Modification #72. Revise Section 17.54.3 Grounds for Appeal on a Coastal 
Development Permit as follows: 

17.54.3 Grounds for Appeal on a Coastal Development Permit 
The grounds for appeals pursuant to Section 17.54.2.A shall be limited to one or more of 
the following: 

A. The development fails to provide adequate physical access to the Coast or interferes 
with existing access as set forth in the City's certified Local Coastal Program. The 
grounds for appeal for any development approved described in Section 17.54.2. A B. C 
and D shall be limited to an allegation that the development does not conform to the 
City's certified Local Coastal Program or the public access policies set forth in the 
Coastal Act. 
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B. The development fails to protect public ~views from any public road or from a 
recreational area to, and along, the coast as identified and set forth in the City's certified 
Local Coastal Program. The grounds for an appeal of a denial of any development 
described in Section 17.54.2.D shall be limited to an allegation that the development 
conforms to the standards set forth in the City's certified Local Coastal Program and the 
public access policies set forth in the Coastal Act. 

C. The development is not compatible 'Nith the le~l and scale of de• .. elopment identified 
for the site or area in the City's certified Local Coastal Program. 

D. The development may significantly and ad•o'ersely alter existing natural landforms. 

E. The de'o'elopment does not comply with shoreline erosion policies as established in 
the City's certified Local Coastal Program. 

The grounds for appeal for any development re'o'iewed pursuant to Section 17.54.2.8, C 
and D shall be limited to an allegation that the development does not conform to the 
City's certified Local Coastal Program. 

Modification #73. Revise Section 17.54.4.A. Appeals to the Forest and Beach 
Commission as follows: 

A. Appeals to the Forest and Beach Commission or the Planning 
Commission. 

Decisions to approve or deny projects made by the City Forester may be appealed 
to the Forest and Beach Commission by filing a written notice of appeal in writing 
with the Forest and Beach Commission Secretary ... Decisions made by the Planning 
Director may be appealed to the Planning Commission by filing a written notice of 
appeal with the Planning Commission Secretary. All valid appeals shall be filed 
within ten calendar days of the date of action and shall include any paying the 
required filing fee.§ as established by City Council Resolution. 

1. Such notice of appeal shall set forth specifically the ground or grounds upon 
which such appeal is taken, and the name. address and signature of the 
appellant. 

2. Within ten working days after receipt of a valid appeal the applicable Planning 
commission secretary shall set a date for public hearing at which the applicable 
Planning commission shall consider the appeal. All appeals shall be heard within 
60 days of the close of the appeal period. 

3. In no case shall a decision of the City Forester, Parks anel Beaches be ripe for 
appeal to the California Coastal Commission until after the exhaustion of all local 
appeals processes, including appeal to the Carmel by the Sea City Council. 
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Modification #74. Delete Section 17.54.4.8.3 Appeals to the City Council as 
follows: 

B. Appeals to the City Council 
3. In no case shall a decision of the Planning Commission, Design Review Board, 

Forest and Beach Commission or l=listoric Resources Board be ripe for appeal to 
the California Coastal Commission until after the exhaustion of all local appeals 
processes, including appeal to the City Council. 

Modification #75. Revise Section 17.54.4.C, Appeals to the Coastal Commission as 
follows: 

17.54.4.C Appeals to the Coastal Commission. 
The approval of an application for a project that is appealable to the Coastal 
Commission shall become effective at 5:00PM on the tenth (1Oth) working day following 
receipt by the Central Coast office of the California Coastal Commission of an adequate 
tRe Notice of Final City Action by the Executive Director of the California Coastal 
Commission, unless an appeal to the City Council Coastal Commission is filed during 
this period. The applicant or any aggrieved person shall first be required to exhaust local 
administrative remedies and appeals before appealing to the California Coastal 
Commission pursuant to Section 17.54.4.A or 17.54.4.8 above, except as provided for in 
Section 17.54.5 below. Any appeal to the Coastal Commission must contain the 
following information: 

1. The name and address of the permit applicant and appellant; 

2. The date of the local government action; 

3. A description of the development; 
4. The name of the governing body having jurisdiction of the project area; 
5. The names and addresses of all persons who submitted written comments or who 

spoke and left his or her name at any public hearing on the project, where such 
information is available; 

6. The names and addresses of all other persons known by the appellant to have an 
interest in the matter on appeal; 

7. The specific grounds for appeal; 

8. A statement of facts upon which the appeal is based; and 
9. A summary of the substantial issues raised by the appeal. 

Any appeal of a final City action on a Coastal Development permit shall be made to the 
Coastal Commission's Central District Office. in person or by first class mail. The 
appellant shall also notify the applicant(s), any persons known to be interested in the 
application and the City of the filing of the appeal. In addition, the City shall be provided 
with a copy of the appeal by the appellant. Unwarranted failure to perform such 
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notification may be grounds for dismissal of the appeal by the Coastal Commission. The 
Coastal Commission shall notify the City by mail and by telephone within 24 hours of the 
receipt of any such appeal. 

Modification #76. Add New Section 17.54.40 as follows: 

17.54.4.0 Appeals to the Historic Resources Board. 

A. · Determinations of Ineligibility. and decisions on projects made pursuant to the 
procedures and standards contained in Chapter 17.32 made by the Planning Director 
may be appealed to the Historic Resources Board by any aggrieved person by filind a 
written notice of appeal with the Board Secretary. All valid appeals shall be filed within 
ten calendar days of the date of action and shall include any required filing fees as 
established by City Council Resolution. 

1. Such notice of appeal shall set forth specifically the ground or grounds upon 
which such appeal is taken. and the name. address and signature of the 
appellant. 

2. Within ten working days after receipt of a valid aooeal the aoolicable 
commission secretary shall set a date for public hearing at which the applicable 
commission shall consider the appeal. All appeals shall be heard within 60 days 
of the close of the appeal period. 

Modification #77. Revise Section 17.54.8, Appeals as follows: 

17.54.8 Appeals 

A. Appeals of Decisions on Permits. Any decision to approve, deny or conditionally 
approve any permit made by the Director, the City Forester, the Planning Commission, 
or the Design Review Board or the Historic Resources Board may be appealed by any 
person who consieers himself/herself an aggrieved party anel who so states 1:meer oath 
in the notice of the appeal. Coastal Commissioners may appeal these decisions 
pursuant to Section 17.54.2 and 17.54.5. 

B. Appeals of Final Local Decisions on Coastal Development Permits by the City 
Council. 
Any aggrieved person, including the applicant, or any two members of the California 
Coastal Commission, or the E>Eecuti'le Director of the California Coastal Commission 
may file an appeal of the final G ,£ity Council action on a Coastal Development Permit 
consistent with the provisions of this Chapter. 
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Modification #78. Add the following definition to Section 17.70.2 Definitions as 
follows: 

Aaarieved Person. An "aggrieved person" means any person who, in person or through 
a representative, appeared at a City public hearing in connection with the decision or 
action appealed, or who, by other appropriate means prior to a hearing, informed the 
City of the nature of his/her concerns or who for good cause was unable to do either (i.e. 
defective notice). "Aggrieved person" includes the applicant for a permit. 

CHAPTER 17.56: Restricted Commercial Uses 

Modification #79. Revise Section 17.56 as follows: 

17.56.6 A. Abandonment and Re-Establishment of Motel Units 

9. Requests for conversion or demolition of hotel/motel units shall be contingent upon a 
finding that the existing number of hotel/motel units available for transient occupancy 
has not significantly diminished from the established limit identified in Table V-A: 
Limitations on Restricted Commercial Uses. Should the total number of hotel/motel units 
that have been converted, demolished or abandoned and are therefore available for re
establishment under the cap reach 50, any additional requests for conversion or 
demolition of hotel/motel units shall (1) be required to be offset one-for-one elsewhere in 
the City and (2) shall be contingent upon a finding that the balance between visitor
serving, commercial, and residential land uses is maintained. 

CHAPTER 17.58: Design Review 

Modification #80. Revise Sections 17.58.1 and 17.58.2 as follows: 

17.58.1 Purpose and Applicability 

B. Applicability. Design review is required for (1) specified ohvsical improvements as 
established throughout this Title, (2) site-new development as defined in 17.70, and any 
substantial alterations, rebuilding, rehabilitation, new construction, exterior alterations, 
additions, signs, exterior lighting and landscaping associated with such construction, 
alterations or additions set forth in this chapter Title. 

17.58.2 General Requirements and Responsibilities 

B. Coordination of Review Bodies. For any proposed major alteration affecting an historic 
resource in the commercial and R-4 districts, the Director shall schedule a review of the 
project plans by the Historic Resources Board for a determination of consistency with the 
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Secretary of Interior's standards. If the site assessment shows that trees will be affected 
by the project, the Director shall forward the plans to the City Forester for processing. 

Any reviews by the Forest and Beach Commission and/or Historic Resources Board that 
are required for a project shall occur prior to consideration of the project by the Director, 
Design Review Board or the Planning Commission. The procedures established in 
Chapter 17.32: Historic Preservation, shall be followed if the project would affect a 
historic resource or if it is unknown whether the property contains a historic resource. 

D. Design Review Responsibilities. The Planning Commission shall conduct design 
review for all projects that require a Use Permit, Variance, Subdivision, Lot Line 
Adjustment or other land use permit and for all projects subject to environmental review. 
Design review for all other projects shall be conducted by the Design Review Board or 
the Director pursuant to the specific requirements of this chapter. The Director may 
require Design Review Board or Planning Commission to review for any application that 
raises new policy issues or presents unusual circumstances not addressed by adopted 
policies, guidelines, or review criteria. 

Modification #81. Revise Section 17.58.3A2 and add 17.58.3.A.3 Commercial Design 
Review, Track One as follows: 

17.58.3 Commercial Design Review 

A. Commercial District Track One Design Review. The Director may approve Track One 
applications for design changes in all commercial zoning districts and the R-4 District 
based on a determination that such projects comply with the Zoning Ordinance and all 
applicable Commercial Design Guidelines and public way design guidelines. 

1. Applicability. The following projects may be approved with Commercial Design Review 
Track One Design Review in the CC, SC, RC, and R-4 Districts: 

2. Procedures. Within 30 days of the receipt of a complete application for a Commercial 
Administrative Permit, the Director shall review the proposed project for compliance with 
the standards and regulations of the CMC, the Coastal Implementation Plan. General Plan 
policies, Commercial Design Guidelines, Public Way Improvement Design Guidelines, and 
other applicable adopted design criteria. The Director may approve the application if all 
zoning standards are met and the project is consistent with all design guidelines. The 
Director shall refer for action by the Design Review Board any application for a project that 
does not comply with applicable adopted design guidelines and design criteria. Any 
proposed storefront remodels/alteration to a structure located within the Downtown 
Conservation District shall be reviewed by the Historic Preservation Board. The Director 
shall deny any application for a Commercial Track One Permit that does not comply with 
the CMC. the Coastal Implementation Plan. or the General Plan/Coastal Land Use Plan. 

3. Limits. Track One review for projects involving historic structures or dwellings shall be 
limited to minor alterations pursuant to 17.32.15 of the LCP. 
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Modification #82. Revise Section 17.58.382: Commercial Design Review, Track Two 
as follows: 

B. Commercial District Track Two Design Review 

2. Procedures. Within 30 days of the receipt of a complete application proposing 
substantial design changes in any commercial zoning district or the R-4 District, the 
Director shall review the project for compliance with the standards and regulations of the 
CMC, General Plan policies, the Coastal Implementation Plan, and the Commercial 
Design Guidelines. Applications subject to design review -pursuant to this section shall not 
require a public hearing unless the project involves a historic structure or dwelling, 
requires a Use Permit, Variance, Subdivision, Lot Line Adjustment, appealable Coastal 
Development permit, or other land use permit that requires a hearing in accord with the 
provisions of this title or State law. All Track Two projects shall be subject to the COP 
requirements of the LCP and A....E. Track Two design review approval shall constitute a 
coastal development permit for any project subject to review under this section. Projects 
involving historic resources shall require a determination of consistency pursuant to 
17.32.14. 

Modification #83. Revise Section 17.58.4A as follows: 

17.58.4 Residential Design Review. 

A. Residential District Track One Design Review. 

1. Applicability. Applications eligible for Track One review are limited to the following 
projects, subject to the restrictions in sub-section A.2 below: 

a. Exterior alterations and additions that do not increase existing floor area by more 
than 4.§ 1 0 percent; 

2. Restrictions. Track One review shall be limited to projects that: 

d. Have not been the subject of a previous addition to a structure or dwelling 
pursuant to this section; 

e. Do not increase the height of an existing structure and/or any significant non
attached structure such as garages, fences, shoreline protective works. etc. by 
more than 1 0%; 

f. Are sited and designed to protect views to and along the ocean and scenic 
coastal areas; 

3. Procedures. 
a. The Director shall deny any proposed project that does not comply with the 
Zoning Ordinance/Coastal Implementation Plan or the General Plan/Coastal Land Use 
Plan. The Planning Director shall also require Track Two Design Review for all projects 
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that are not visually compatible with the character of the surrounding area or those that do 
not minimize grading and landform alteration. 

Modification #84. Revise Section 17.58.48 Residential Track Two Design Study as 
follows: 

B. Residential Track Two Design Study. 
Track Two is a discretionary review process for projects that require a public 
hearing. Projects that require a demolition permit, Use Permit, Variance, or other 
land use permit or environmental review shall be reviewed by the Planning 
Commission. The Design Review Board shall take action on all other projects that 
require Track Two review. All Track Two projects are subject to the coastal 
development permit requirements of the certified LCP, and a Track Two Design 
Study approval shall constitute a coastal development permit. All Track Two 
projects shall require public notice and a hearing pursuant to Section 17.52.13: 
Notice of Public Hearing. 

2. Procedures. 

Step One: Preliminary Site Assessment: 

a. Applicability. A Preliminary Site Assessment shall be conducted prior to the submission 
of design concept plans for the following: 

i. All new construction, aru:l-rebuilding, and grading over 25 cubic yards; 

ii. Residential additions that increase building coverage by more than 200 square feet or 
4& 1 0 percent: and 

iv. Any project involving tree removal or requiring significant cuts to the roots or limbs of 
any tree classified by the City Forester as "significant" or "moderately significant." 

Modification #85. Revise Section 17.58.48.2.(b) and add new Section 17.58.4.8.2(f) 
as follows: 

Step One: Preliminary Site Assessment: 

b. Submittal Requirements. The applicant shall submit two copies of a topographic survey 
prepared by a licensed surveyor or a civil engineer prior to submittal of design plans for 
design review. The survey shall document property boundaries, topographic contours, the 
location of all trees over two inches DBH, the outline of all existing structures on the 
property, the location of any easements, existing access, the edge of pavement for all 
adjoining streets and all existing areas of site coverage. The survey shall be reviewed with 
the applicant and/or representative in the field by the City Forester and by the Director. 
Where topography, soil conditions, street configuration or other factors might require 
unusual drainage solutions, the City Forester or the Director may call in the Public Works 
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Director for additional review and advice. In addition. the applicant shall deposit with the 
City an amount adequate to pay for a historic evaluation of any structure, dwelling, or 
property involved that is at least 50 years or greater in age and for which a Determination 
of Eligibility /Ineligibility for the Carmel Inventory has not yet been made or is out of date. 

f. Historic Resource Review. For structures or dwellings 50 years of age or older. planning 
staff or a qualified professional shall compare and evaluate the existing condition of any 
structure or dwelling with the original building plans. early photographs. and other 
substantial evidence (i.e .. literature review. architectural files. land records. and Sanborn 
maps). In addition staff shall: 

i. Identify the architectural style. period. age. and significant features of the 
structure or dwelling; 

ii. Identify any significant alterations to the structure or dwelling and those 
changes that are merely cosmetic; 

iii. Note the spatial relationship to notable site features and adjacent properties; 
and 

iv. Identify any heritage trees growing on the site or in the public right of way. 

Structures or dwellings found ineligible for historic designation shall be reported to the 
Historic Resources Board in accordance with 17.32.6 C.2 and shall follow through the 
design concept and final details review process pursuant to 17. 58.4. Structures or 
dwellings found to be eligible for historic designation shall be reported to the Historic 
Resources Board and require further investigation by a qualified professional pursuant to 
17.32.6. . 

Modification #86. Revise Section 17.58.48 and add new Section ii as follows: 

Step Two: Design Concept Review: 

a. Submittal Requirements. The applicant shall prepare design concept plans including 
"stick" drawings showing building placement, building form, heights, setbacks, access, 
approximate placement of windows, decks and balconies, required proposed tree 
removals, rough grading, site coverage and floor area. 

b. Design Review Board or Planning Commission Review. 

i. The Design Review Board or Planning Commission shall review the proposed site 
design, basic massing, and other elements of the design concept for compliance with the 
City's Design Concept Guidelines and the findings required in Section 17.64.8.A: Design 
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Study Approval. At the conclusion of this review the DRS or PC shall either (1) accept the 
design concept as submitted, (2) provisionally accept the design concept and provide 
direction to the applicant on plan revisions necessary to achieve compliance with the 
design guidelines and/or zoning standards, or (3) continue design concept for preparation 
of a new design concept if it is substantially out of compliance with the zoning standards or 
the design guidelines. Applicants unwilling to make the revisions directed by the DRS/PC 
in a provisionally accepted concept design or continued design concept may request 
denial of the project so that an appeal may be filed. A denial shall not be complete until 
findings are adopted. 

ii. Projects involving a historic resource shall require a determination of consistency 
pursuant to 17.32.14. All project approvals shall be consistent with the Secretary of 
Interior's Standards for the rehabilitation of historic structures or dwellings except as 
provided in 17.30.1. Following action by the Historic Preservation Board, the project shall 
be scheduled for design concept and final details review by the Planning Commission or 
the Design Review Board consistent with this chapter. 

Modification #87. Revise Section 17.58.48 as follows: 

Step Three: Final Details Review 

a. Final Action. The Board or Commission shall take final action on the application after 
the applicant submits the final design plans for review consistent with the City's Final 
Design Details Guidelines and the findings required in Section 17.64.8.B: Design Study 
Approval. For projects involving additions or alterations to historic properties resources or 
or limited changes to existing non-historic structures, the Director may authorize concept 
review and final details review to occur at the same meeting. 

Modification #88. Add new Section D to 17.58.5 Conditions of Approval as follows: 
In approving any application for design review, the decision-making authority may impose 
any conditions deemed necessary to: 

D. Require mitigation for unavoidable impacts resulting from the development. 

Modification #89. Revise Section 17.58.6 Findings Required. 

A. Authority. The Director, the Design Review Board, Historic Preservation Board. or the 
Planning Commission, as applicable to the project. shall have the authority to approve, 
approve with modifications and/or conditions, or deny an application for design review 
based on written findings stating the reasons for the action. Findings shall be based on 
information in the record. 

B. Findings for Design Review Approval. Before approving an application for design review 
in any district, the Director, the Design Review Board, Historic Preservation Board. or the 
Planning Commission shall find that the final design plans: 
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D. Findings Required for Approval of Deviations from Design Guidelines. In addition to any 
other findings required by this code, before approving any project in the Single Family 
Residential (R-1) District that deviates from the City's applicable adopted Design 
Guidelines, the Director, Design Review Board, Historic Preservation Board. or the 
Planning Commission shall adopt specific findings based on information in the record to 
show how the proposed deviation from the Design Guidelines achieves all of the 
applicable design objectives of Section 17.58.1: Purpose and Applicability, as well as, or 
better than, would be achieved by adherence to the adopted Design Guidelines: 

Modification #90. Revise Section 17.58. 7 Enforcement as follows: 
No building or grading permit shall be issued until the Applicant submits a final site plan 
and building permit plans showing any changes required as a condition of design review 
approval. Staff shall review all building permit applications for projects subject to design 
review for compliance with approved design review plans and any conditions of approval. 
The Director may refer building permit plans to the Design Review Board or the Planning 
Commission for a determination of compliance with conditions of approval. After 
determining that the site plan and building plans comply with all conditions of approval, the 
Director shall forward copies of the approved plans to the Building Official. All future 
development shall comply with the approved building permit plans unless modifications or 
changes are approved pursuant to the requirements of this code. Failure to comply with 
the conditions of approval may result in enforcement proceedings and penalties levied 
against the applicant and his/her assigns pursuant to section 17 .66. 

CHAPTER 17.62: Reclassifications and Amendments 

Modification #91. Add the following text to section 17.62.6: Amendments to the 
Local Coastal Program: 

A. Contents of LCP Amendment Submittal 

The LCP amendment submittal shall include at a minimum: 

(1) A summary of the measure taken to provide the public and affected agencies and 
districts maximum opportunity to participate in the LCP amendment process: a listing of 
members of the public, organizations, and agencies appearing at any hearing or contacted 
for comment on the LCP amendment; and copies or summaries of significant comments 
received and of the local government or governing authority's response to the comments. 

(2) All policies. plans, standards. objectives. diagrams. drawings, maos. 
photographs, and supplementary data. related to the amendment in sufficient detail to 
allow review for conformity with the requirements of the Coastal Act. Written documents 
should be readily reproducible. An amendment to a land use plan shall include, where 
applicable. a readily identifiable public access component. 
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(3) A discussion of the amendment's relationship to and effect on the other sections 
of the certified LCP. 

(4) An analysis of the potential significant adverse cumulative impacts on coastal 
resources and access of exsting and potentially allowable development proposed in the 
LCP. 

(5 Any environmental review documents. pursuant to CEQA. required for all or any 
portion of the amendment to the LCP. 

(6) An indication of the zoning measures that will be used to carrv out the 
amendment to the land use plan (unless submitted at the same time as the amendment to 
the land use plan). 

CHAPTER 17.64: Findings 

Modification #92. Add the following section to Chapter 17.64 Findings: 

Coastal Development Permits 
All decisions on coastal development permits shall be accompanied by written findings: 

A. That the project as described in the application and accompanying materials, as 
modified by any conditions of approval, conforms with the certified City of Carmel by the 
Sea Local Coastal Program: and 

B. If the project is located between the first public road and the sea. that the project is in 
conformity with the public access and recreation policies of Chapter 3 of the Coastal Act of 
1976 (commencing with Sections 30200 of the Public Resources Code). 

Modification #93. Revise Section 17.64.5 as follows: 

17.64.5 Adverse Impacts to Historic Resources 

The following special findings are required for approval of any permit that will authorize 
significant adverse impacts inconsistent with the Secretary's standards to any historic 
resource: 

A. There is an immediate need to address a public health and safety emergency, Specific 
economic, legal, social, technological, or other benefits of the proposed project outweigh§ 
the unavoidable adverse impacts of the project; aRG- Q[ 
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B. That. as determined through the environmental review process. there are no feasible 
alternatives consistent with the Secretary's standards that would achieve at least one-third 
of the base floor area allowed by the zoning applicable to the site. There are specific facts 
and circumstances documented in the record and referenced in subsequent findings, that 
are not of the applicant's own makings, which establishes that there are no feasible 
alternatives or mitigation measures that can be taken that will enable the property owner to 
make a reasonable economic beneficial use of the property or derive a reasonable 
economic return from the property. 

Modification #94. Revise and Add the following to Section 17.64.8A as follows: 

4. The project is adapted to human scale in the height of its roof, plate lines, eave lines, 
building forms, and in the size of window doors and entryways. The development is similar 
in size. scale. and form to buildings on the immediate block and neighborhood. Its height 
is compatible with its site and surrounding development and will not present excess mass 
or bulk to the public or to adjoining properties. Mass of the building relates to the context of 
other homes in the vicinity. 

6. The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan./coastal land use plan 

7. The development does not require removal of any significant trees unless necessary to 
provide a viable economic use of the property or protect public health and safety. All 
buildings and structures are setback a minimum of 6 feet from significant trees. 

CHAPTER 17.66: Enforcement 

Modification #95. Add the following new Section 17.66.6: Enforcement and 
Penalties as follows: 

A. In addition to all other available remedies. the City may seek to enforce the provisions 
of the LCP and the Coastal Act pursuant to the provisions of the Public Resources Code 
section 30800- 30822. 

B. Anv oerson who performs or undertakes development in violation of the LCP or 
inconsistent with any Coastal Development Permit previously issued may, in addition to 
any other penalties, be civilly liable in accordance with the provisions of Public Resources 
Code Section 30820. 

C. Pursuant to Public Resources Code section 30811, the Planning Director may. after a 
public hearing. order restoration of a site if it is found that the development has occurred 

California Coastal Commission 



84 I CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

without a coastal development permit from the appropriate authority, the development is 
inconsistent with the Coastal Act. and the development is causing continuing resource 
damage. Pursuant to Public Resources Code section 30821.6. any person who 
intentionally or negligently violates a restoration order may be civilly liable for a penalty for 
each day in which the violation persists. 

CHAPTER 17.70: Definitions 

Modification #96. Add the following definitions and revise as follows: 

Chapter 17.70.2: Definitions 

Coastal Plan. "Coastal Plan" means the California Coastal Zone Conservation Plan 
prepared and adopted by the California Coastal Zone Conservation Commission and 
submitted to the Governor and the Legislature on December 1. 1975. pursuant to the 
California Coastal Zone Conservation Act of 1972 (commencing with Section 27000). 

Coverage, Site. The total ground area of a site occupied by materials or improvements 
that cover the natural soil but which are outside the perimeter of structures that count as 
floor area. Site coverage includes: 

A. Fully permeable materials including gravel, decomposed granite, spaced decking and 
exterior stairs. However, shredded bark, wood chips and similar materials used as mulch 
within fully landscaped areas are not counted as site coverage. 

C. Impermeable materials including asphalt, concrete, mortared brick and stone, 
decomposed granite. unspaced decking and balconies at any level, garden walls, 
solariums, bridges, sheds not counted as floor area, ponds, hot tubs and swimming pools. 

ESHA. "Environmentally Sensitive Habitat Area" means any area in which plant or animal 
life or their habitats area either rare or especially valuable because of their special nature 
or role in an ecosystem and which could be easily disturbed or degraded by human 
activities and development. 

Feasible. "Feasible" means capable of being accomplished in a successful manner within 
a reasonable period of time. taking into account economic. environmental. social. and 
technological factors. 

Rebuilding. The act of reconstructing portions of an existing building or structure or making 
extensive repairs or modifications to an existing building or structure if such changes affect 
fifty percent (50%) or more of (1) both the structural framing and cladding or exterior walls. 
or (2) both the structural framing and covering of the roof. Rebuilding includes, but is not 
limited to the removal or takedown from any building or structure of 50% or more of both 
the structural framing and cladding or e>Geriors walls or 50% or more of both the structural 
framing and covering of the roof. 
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When determining whether a building or structure is being rebuilt the following applies: 

A. The non-conforming portions of any wall or roof is counted as removed or taken 
down, even when retention of these portions is proposed. 

B. Exterior walls retained at 1 0 feet or less in length are counted as removed or 
taken down. 

C. Roof areas measuring 100 square feet or less in area are counted as removed or 
taken down. 

Demolition. The act or process of omplete destruction and removi!J.gru or taki!J.g edown the 
ef...aU above ground framing or structural elements and/oraU exterior cladding of a building 
or structure including aU-roof framing and roof covering, and aU-exterior wall framing and 
wall cladding, if such changes demolish fifty percent (50%) or more of the identified 
components within a twenty-four (24) month period. When determining whether a building 
or structure is demolished. the following applies: 

A. The non-conforming portions of any wall or roof is counted as removed or taken 
down, even when retention of these portions is proposed. 

B. Exterior walls retained at 10 feet or less in length are counted as removed or 
taken down. 

C. Roof areas measuring 100 square feet or less in area are counted as removed or 
taken down. 

Substantial Alteration. Any visual change, exterior design modification or addition to a 
building, structure, or site design, including but not limited to changes in architectural style 
or details, or changes in exterior materials, paving or decks that does not meet the 
definition of a demolition or a rebuild, or does not comply with adopted Design Objectives 
and/or Design Guidelines or does not qualify for Track One design review. 

APPENDIX A: Shoreline Management 

Modification #97. Revise Appendix A: Shoreline Management Plan as follows: 

Throughout the document the term "Coastal Permit" is used. This should be modified to read 
"Coastal Development Permit." 

Modification #98. Add the following text on page 1-5, prior to Section 1.2: 

Chapter 1: Introduction: A Shoreline to be Managed. 
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In the case of development review. it is important to note that the majority of the actual beach 
and base of the bluff area at Carmel Beach (including the revetments and the seawalls) is 
located within the California Coastal Commission's retained coastal permitting jurisdiction. 
Because of this, the standard of review for development in this area is the Coastal Act. In those 
cases. the General Plan/Implementation Plan can and will provide non-binding guidance to the 
Commission in making permitting decisions. but the decisions will be based on the policies of 
the Coastal Act. 

Modification #99. Add the following to page 9 - 5 of the Shoreline Management Plan: 

Chapter 9.2: Shoreline Maintenance and Emergency Action Response Plan 

As noted in Chapter One. the majority of the actual beach and base of the bluff area at Carmel 
Beach (including the revetments and the seawalls) is located within the California Coastal 
Commission's retained coastal permitting jurisdiction. As a result. the majority of development 
associated with this emergency action response plan will require a coastal development permit 
from the Coastal Commission. The City intends to submit a coastal development permit 
application to the Commission by June 2004 for routine long-term maintenance activities in the 
beach area (e.g., revetment. seawall. and stairway maintenance). and will continue to 
coordinate with the Commission on non-routine development (e.g., emergencies and new 
structures). including by obtaining emergency permits from the Commission as necessary. 

Modification #1 00. Add to the second paragraph text on page 9 - 17 of the SMP as 
follows: 

Chapter 9.4 Shoreline Inspection and Maintenance Checklist 

Throughout the checklist below, specific items that typically require a coastal development 
permit are identified. Items not so identified generally do not require a coastal development 
permit. For proposed development in the shoreline area. both the City Planning Director and the 
Coastal Commission should be contacted for a determination of what development does and 
does not require a coastal permit. and from which entity. VVhene¥er there is de1:1bt, the Planning 
DireGter shall determine the need fer a permit. The City shall submit a coastal development 
permit application to the California Coastal Commission by June 2004 to implement the 
inspection and maintenance activities identified within. 

Modification #1 01. Add the following on Page 111-29 of the IP: 

17.20.17 D. Shoreline Armoring Alternatives Analysis. Aoolicants shall submit a complete 
evaluation of a reasonable range of potential alternatives including 1) project alternatives that 
will avoid the need for armoring. including. but not limited to. relocation of the threatened 
(infra)structure(s) away from danger. 2) various armor solutions (e.g., vertical seawalls). 3) "soft" 
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options, and 4) the no project alternative. The evaluation shall identify the environmentally least 
damaging feasible alternative that provides effective protection of existing development and 
minimizes impacts on public access. recreation, scenic resources, and sand supply. 

Modification #1 02. Add the following on Page 111:..29 of the IP: 

17.20.17.E Shoreline Armoring Construction Plan. Applicants shall submit a Construction Plan 
that identifies the specific location of all construction areas, all staging areas. and all 
construction access corridors in site plan view. Construction and staging zones shall be limited 
to the minimum area required to implement the approved project. and to minimize construction 
encroachment on the beach and intertidal areas. among other ways by using blufftop areas for 
staging and storing construction equipment and materials. The Construction Plan shall also 
identify the type and location of erosion control/water quality best management practices that 
will be implemented during construction to protect coastal water quality. 

Modification #1 03. Add the following to Appendix A: Shoreline Inspection Checklist and 
on Page 111-35 of the IP: 

17.20.20.0 Sand Grooming. The City shall undertake sand grooming activities to camouflage 
existing revetments and accommodate public access in accordance with the following 
provisions: 
(a) All sand grooming activities shall be completed prior to Memorial Day, or as soon 

(b) 

(c) 

(d) 

(e) 

after as possible, and shall be timed and conducted in a manner that minimizes 
impacts to beach recreation. 
Sand grooming shall only take place if there is enough sand available to cover 
the existing revetments without diminishing the area of beach available for public 
access and recreation. 
Bulldozed areas shall be smoothed over at the end of each day to prevent 
creation of large sand berms that restrict or interfere with public access along 
Carmel's beach. The City shall avoid over-excavating the beach berm. and use 
the minimal amount of sand necessary to cover existing revetments. 
The City shall provide adequate personnel, and, where necessary. install 
temporary construction fencing, to protect public safety and minimize impacts to 
recreation during beach grooming activities. 
All construction equipment and temporary fencing shall be removed from the 
beach daily, and immediately upon completion of beach grooming events. 

Modify the existing text on page 9-18 of the SMP as follows: 

Sand Redistribution 
Inspection and Maintenance Issues: 

• Conduct sand redistribution during late May/early June. consistent with 17.20.20.0. 
NOTE: The sand redistribution program requires renewal of a Coastal Development 
Permit every five years beginning in 2005. 
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• Cover revetment with at least three feet of sand the minimum amount of sand necessary 
to cover existing revetments. 

Modification #104. Add the following to page 8- 14 of the Shoreline Management Plan 
and 17.20.19 of the IP: 

Chapter 8: Carmel Shoreline Management Programs 

17.20.19 E. Shoreline Armoring Maintenance and Monitoring. 
(1) Monitoring. The Permittee shall ensure that the condition and performance of existing 
seawalls and revetments are regularly monitored by a licensed civil engineer with experience in 
coastal structures and processes. Such monitoring evaluation shall at a minimum address 
whether any significant weathering or damage has occurred that would adversely impact its 
future performance. and identify any structural damage requiring repair to maintain the as-built 
revetment profile. 

At a minimum. annual monitoring reports shall be prepared by a licensed civil engineer with 
experience in coastal structures and processes and shall contain recommendations. if any, for 
necessary maintenance. repair. changes or modifications to the existing revetment or the 
bedrock benches adjacent to and below it. All monitoring reports shall include photos of the 
structures and surrounding areas taken during low sand elevations in the winter months. 

(2) Maintenance Activities. It is the Permittee's responsibility to maintain any shoreline armoring 
structures and all irrigation. drainage, and vegetation in a structurally sound manner and its 
approved state until such a time that the seawalls and/or revetments are removed or replaced. 
At a minimum. the permittee shall: 

(a) Rock Retrieval. Any rocks that move seaward of the as-built seawall and/or 
revetments shall be immediately retrieved and either: (1) restacked within the 
approved rock slope profile inland of the seawall; or (2) removed off the beach to a 
suitable disposal location. Any existing rock retrieved in this manner shall be 
recovered by excavation equipment positioned landward of the waterline (i.e .. 
excavator equipment with mechanical extension arms). 

(b) Debris Removal. The Permittee shall remove all materials and/or debris that may fall 
from the blufftop area inland of the seawall onto the beach below. 

(c) Landscaping and Drainage Maintenance. The permitee shall maintain all upper bluff 
drainage. vegetation. and/or irrigation elements above seawalls and/or revetments. 

Modify the text on page 9 - 8 of the SMP as follows: 

2. During Storm Season 

• Inspect exposed revetments for signs of loose, perched, or migrating boulders. 
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ACTION: Any rock or boulders found to be loose or unstable or to have migrated away from any 
existing seawall or tAe revetment base should be corrected retrieved immediately and either 
restacked within the approved rock slope or removed from the beach to a suitable disposal 
location. Any existing rock retrieved in this manner shall be recovered by excavation equipment 
positioned landward of the waterline. If immediate repairs are not possible, document conditions 
photographically and schedule repairs as soon as possible. 

Modify the text on page 9 - 10 of the SMP as follows: 

2. Rock Revetments 
All existing revetment along the Carmel shoreline include a keyway excavated into the 
underlying bedrock. Because the bedrock is relatively "soft" the keyway is vulnerable to 
damage, resulting in rock migration. Depending upon conditions, twG three modes of repair 
should be considered: 

1) A deeper keyway could be cut at the original location. Overlying rocks would have to be 
moved, then replaced after the toe rocks are re-installed; or 

2) A ne•N key·Nay could be cut seaward of the original keyway. This option would be the easiest 
and least expensive method of repair, but would require the use of additional rocks and 
consume more beach area. Care should be taken to ensure that the slope of any re•;etment is 
not too shallow, creating a ramp or platform that facilitates wave run up or overtopping. Repair 
existing keyway. Requires moving and replacing overlying rock, similar to 1 above. 

3) Replace existing revetment with a vertical seawall. 

Modify the existing text on page 9 - 17 as follows: 

Revetments 
Inspection and Maintenance Issues: 

• Reposition migrating, perched, and/or loose boulders to maintain revetment's design 
slope. *NOTES: Pay special attention to the revetment protecting the Ocean Avenue 
storm water outfall. A Coastal Permit is required if the repair work is extensive, 
'lJidespread, requires closure of Scenic Road or would extend the revetment westward 
and diminish beach area. See section 9.4 for coastal permitting requirements. 

• Rebuild revetment if the shape has been significantly altered. NOTE: Rebuilding a 
revetment requires a coastal permit and an evaluation of all reasonable alternatives to 
shoreline armoring including replacement with vertical seawalls and consideration of 
"soft" options. 

• Ensure coverage with at least three feet of sand during sand redistribution program. 
Camouflage existing revetments with sand pursuant to the provisions in 17.20.20.0. 
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• 

• 

• 

Sand grooming shall avoid over-excavating the beach berm and use the minimum 
amount of sand necessary to cover existing revetments. 

Post signs to warn of dangerous conditions when revetments are exposed . 

Repair "boundary" erosion (at top and sides of revetments). Consider adding additional 
armor stones or other alternatives. See the Introduction section for coastal permitting 
requirements. 

Maintenance and Monitoring of shoreline structures shall be carried out consistent with 
section 17.20.19.E. 

Modify the existing text on page 9-18 ofthe SMP as follows: 

Seawalls and Retaining Walls 
Inspection and Maintenance Issues: 

• Retrieve loose rock from failed seawalls during periods of low tide and low sand 
elevation. 

• Maintenance and Monitoring of shoreline structures shall be carried out consistent with 
section 17.20.19.E. 

Modification #1 05. Modify the text on page 9- 6 of the SMP as follows: 
2. During Storm Season 

• Inspect all storm drains, gutters, grates, manholes, drop inlets, culverts, and outfalls for 
plugs and damage, which may interfere with water drainage systems from 4th Avenue to 
Martin. 

ACTION: Clean as necessary All components of the Storm Drain System (including all storm 
drains. gutters. grates. manholes. drop inlets. culverts. and outfalls) shall be inspected on a 
regular basis and shall be maintained at least twice yearly: (1) between October 1st and 
October 15th: and (2) between April 15th and May 1st. Such maintenance shall include clean
out. repair. and/or replacement as necessary to ensure that the Storm Drain System effectively 
filters and treats runoff to remove typical urban runoff pollutants. (SEE SMP Fig. 8) 

Modify the existing text on page 9 - 21 of the SMP as follows: 

Storm Water System 
Inspection and Maintenance Issues: 

• Clear debris from all storm water inlets, grates, CDS Units. and pipes prior to each storm 
event. All components of the Storm Drain System (including all storm drains. gutters. 
grates. manholes. drop inlets. culverts. and outfalls) shall be inspected on a regular 
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baisis and shall be maintained at least twice yearly: (1) between October 1st and 
October 15th; and (2) between April 15th and May 1st. Such maintenance shall include 
clean-out. repair, and/or replacement as necessary to ensure that the Storm Drain 
System effectively filters and treats runoff to remove typical urban runoff pollutants. 

• Modify storm drain outfalls where drainage causes shoreline erosion using boulders or 
other suitable material to diffuse the force of discharging water. Repair separated outfall 
pipe sections. NOTE: Pay special attention to Fourth Avenue perched outfall, wall, 
attached guardrails and pipe. Placement of any material including boulder at the toe of 
the bluff or on the beach requires a coastal development permit. 

Modification #1 06. Add the following text on Page 3-17 of the Shoreline Management 
Plan: 

Chapter 3: Access to the Carmel Shoreline 

Development shall not interfere with the public's right of access to the sea. 

Add the following on Page 5-6 before 04-10: 
Chapter 5: Recreational Activities and Events 

Restrictions on parking and traffic along Scenic Road, the Del Mar parking lot, San Antonio and 
the public right-of-ways west of San Antonio shall require a coastal development permit. 

Modification #107. Add the following adopted LUP policy language on page 4-17 of the 
SMP to the policy objective 04-6 excerpt as follows: 

Limit development along the Carmel shoreline to facilities that support passive and active 
recreational activities, beach access, bluff protection and protection of infrastructure. Bluff 
protection and protection of infrastructure shall be permitted only when required to protect 
existing structures that are in danger from erosion. 

Modification #1 08. Add the following to Page 111-35 of the IP: 

17 .20.20P. Retain the current portable second restroom facility at Santa Lucia Avenue. 
Encourage construction of one or more permanent restrooms south of Eighth Avenue, including 
consideration of a permanent restroom at the portable restroom location at Santa Lucia Avenue. 
Prohibit removal of the Santa Lucia portable restroom unless adequate permanent restroom 
facilities have been constructed south of Eighth Avenue. 

Modification #1 09. Modify text on page 4- 2 as follows: 
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Chapter 4: The Carmel Shoreline Landscape 

North Dunes 
The North Dunes represents one of the City's amy most significant native coastal biotic 
communities. 

Modification #11 0. Delete the following from the palette of Approved Carmel Beach Bluff 
Pathway Plants on page 4 - 6 of Appendix A: 

Myoport::JFR Jaotm NCN 

Modification #111. Modify the text on page 9- 6 of the SMP as follows: 

1 . Before Storm Season 

• Inspect bluffs vegetated by overhanging ice plant which becomes laden with water 
during storms and can cause saturated bluff soils to slump. 

ACTION 
Overhanging ice plant should be trimmed before each storm season removed and replaced with 
non-invasive native plants. Consider replacing some sites with alternative species. 

Modification #112. Modify the existing text on page 9- 20 of the SMP as follows: 

Beach Accessways 
Inspection and Maintenance Issues: 
Vegetation 

• Re-establish approved vegetation on barren slopes. 
• +rim Remove acacia and Myoporum to prevent encroachment into shoreline 'Jiewsheds. 
• Remove ice plant that competes with blu#top landscaping. 

Modification #113. Modify the existing text on page 9 - 22 of the SMP as follows: 

Landscape 

Inspection and Maintenance Issues: 
Landscape Design Plan 

• Review the approved landscape plan, its design features and intended purposes with the 
City's shoreline maintenance staff. 

• Update and document changes to the landscape plan on a regular basis. The landscape 
palette shall include only native. non-invasive and drought-tolerant plants. 
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• Remove invasive and non-native plant species and replant with appropriate non-invasive 
native plants where new plants are: (1) from the approved SMP Table 2 plant list for the 
areas inland of the sandy beach; (2} dune species endemic to the Carmel Beach area 
for areas on sandy beach; and (3) riparian and wetland species native to Pescadero 
Creek for the Pescadero Creek area." 

Tree Trimming and Shrub Pruning 

• Trim and thin Remove acacia thickets to protect coastal views, deter transient activities, 
and prevent encroachment onto other plant habitats. 

Aggressive, Invasive Exotic Plants 

• Seize opportunities to Eliminate ice plant or acacia on or near bluff top; replace with 
species from the approved plant list that complement landscape. 

Modification #114. Add the following on Page 6- 3 before 6.2.2: Coastal Bluff and Dune 
Erosion: 

Chapter 6: Carmel Shoreline Erosion and Response 

Passive Erosion 

Experts generally agree that where the shoreline is eroding and armoring is installed, 
armoring will eventually define the boundary between the sea and the upland. On an 
eroding shoreline fronted by a beach. the beach will be present as long as some sand is 
supplied to the shoreline and the beach is not submerged by sea level rise. As erosion 
proceeds. the beach also retreats. This process stops, however. when the retreating 
shoreline comes to a revetment or a seawall. While the shoreline on either side of the 
armor continues to retreat. shoreline retreat in front of the armor stops. Eventually. the 
shoreline fronting the armor protrudes into the water, with the mean high tide line fixed at 
the base of the structure. In the case of an eroding shoreline. this represents the loss of 
a beach as a direct result of the armor. 

In addition. sea level has been rising slightly for many years. In the Carmel Beach area, 
the trend for sea level rise for the past 25 years has been an increase resulting in a 1 00 
year rate of nearly 1 foot per 1 00 years. 3 Also. there is a growing body of evidence that 
there has been a slight increase in global temperature and that an acceleration in the 
rate of sea level can be expected to accompany this increase in temperature. Some 
shoreline experts have indicated that sea levels could rise as much 3 feet by the year 

NOAA, National Ocean Service. 
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2100.4 Mean water level affects shoreline erosion several ways and an increase in the 
average sea level will exacerbate all these conditions. On the California coast the effect 
of a rise in sea level will be the landward migration of the intersection of the ocean with 
the shore. On a relatively flat beach with a slope of 40: 1. every inch of sea level rise will 
result in a 40-inch landward movement of the ocean/beach interface.5 This. too. leads to 
loss of the beach as a direct result of the armor. These effects are also known as 
"passive erosion." 

Modify the following text on Page 6 - 3: 

6.2.2: Coastal Bluff and Dune Erosion 
AU Coastal bluff erosion is both ongoing (i.e .. long-term) and episodic. Unlike the beach sand, 
Carmel's coastal bluffs cannot easily be replenished by natural cycles. 

Modify the following text on Page 6 - 4: 

The best-documented episodic erosion of Carmel's coastal bluffs occurred during the El Nino 
storms of 1982/83. 

Modification #115. Modify the text on page 9- 11 of the SMP as follows: 

4. Unconsolidated Material 

Both the white sand beach and the fill materials will need replacement from time to time. During 
early summer, the Forest, Parks, and Beach Department has been responsible for contracting 
the City's sand redistribution program. This program involves the movement of sand from the 
lower beach to cover rock revetments along the upper beach and bluffs. Sand redistribution 
helps replace sand dragged downslope by numerous beach visitors and camouflages unsightly 
shoreline revetments. This activity also introduces temporary public access impacts and could 
lead to a disruption of shoreline habitat and loss of beach sand. At present there is no praGtical 
means to replenish Carmel's 'Nhite sanel. Because sanel from other locations will ha'le a 
noticeably elifferent appearance anel texture, the importing of "outsiele" sanel is not 
recomrneneleel. 

'Nhile the bullelozing of beach sanel eluring spring has not causeel any noticeable problems o'ler 
the past 40 years, the wintertime reelistribution of this sanel is not recommeneleel. During the 
winter, beach sanel helps absorb anel buffer against the set.•ere storm watJe impaGt anel run up. If 

4 Gary Griggs, as quoted in "Living on the Edge; a saga of seawalls, who wants them, who doesn't, and the 
fate of California's disappearing coastline" by Bruce Willey (in the "Good Times, " February 27- March 5, 2003 
issue). Mr. Griggs is quoted as also indicating that some estimates show that it will be higher than three feet, some 
lower, but that the three feet rise by 2100 is "probably the median." 
5 In other words, a one-inch rise in sea level can result in over 3 landward feet of dry sandy beach loss. For 
the 3 feet rise estimated by 2100, that would translate into a 120 foot landward movement ofthe wet-dry intersection 
on a beach sloped at 40: I. 
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beach sand was bulldozed farther onshore, incoming storm waves would strike the shore with 
more energy possibly causing greater erosive damage. 

The City is monitoring beach profiles to better understand what, if any, impact its sand 
redistribution program is having on beach sand. If the results of the City's beach monitoring 
program indicate that the beach has been losing sand over time, the City is prepared to 
investigate options for beach nourishment using offshore deposits or other sources that match 
Carmel Beach sand to replenish the beach and protect its width. 

Modification #116. Add to the text on page 9 - 14 of the SMP as follows: 

Chapter 9.3 Beach Emergency Closure Plan 

The role of the BEAC is to assess the information and circumstances causing concern for the 
public and possible beach closure. Typical sources of information or agencies BEAC might 
consult include but are not limited to any of the following: 

California Coastal Commission .............. 831/427-4863 

Add to the text on page 9 - 15 of the SMP as follows: 

ACTIVATION: 
If in the opinion of the BEAC the beach or parts of the beach should be temporarily closed in the 
interest of public safety, health, and welfare ... 

4. Notify the Central Coast Office of the California Coastal Commission of recommendation of 
the BEAC to close the beach prior to action being taken by the City to preserve public safety, 
health, and welfare. If it is not possible to contact the Coastal Commission prior to action. then 
the City shall contact the Coastal Commission immediately following action. 

APPENDIX 8: Tree Worksheet 

Modification #117. Revise Appendix 8: Significant Tree Evaluation Worksheet as follows: 

Part One: Initial Screening 

A. Does the tree pose an above normal potential risk immediate threat to life or property? 

YES NO 

California Coastal Commission 
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Describe in detail the nature of the threat. 

Any tree that has structural impairment that is likely to cause it to fail should be marked as 
unsafe and the tree should be removed. Trees that have limited and specific defects that can be 
remedied with selective pruning or other mitigation should be marked as safe and specific 
recommendations should be given to the owner for tree care. Such trees may still be assessed 
for significance. 

Part Two: Assessment for tree significance 

B. Is the tree one of the following native species identified on the Carmel-by-the
Sea recommended tree list? 

[No change recommended to this section] 

C. Does the tree meet the minimum size criteria for significance? 
[No change recommended to this section] 

For each of the criteria below assign points as shown to assess the tree. To be considered 
significant or moderately significant, a tree must achieve a minimum score of 1 point in each of 
these categories and must achieve a total score of at least 6 as shown in Part Three below . .J.f 
any criteria score is zero the assessment may stop as the tree cannot qualify as significant. 

D. [No change recommended to this section] 
E. [No change recommended to this section] 
F. [No change recommended to this section] 
G. [No change recommended to this section] 

Part Three: Final Assessment Tree Score and Final Evaluation 

Total Score from Part Two: __ _ 
Significant Trees 

Meets size and species criteria and rates the following score on the tree assessment survey: 
4 or > points; or 
Is not one of the listed species but rates the following score on the tree assessment survey: 
7 or> points 

Moderately Significant Trees 

Meets size and species criteria and rates the following score on the tree assessment survey: 

California Coastal Commission 
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2 - 3 points; or 
Is not one of the listed species but rates the following score on the tree assessment survey: 
4-6 points 

Insignificant Trees 

Does not meet size and species criteria or if it does meet size and species criteria. rates the 
following score of the tree assessment survey: 
0 - 1 point; or 
Is not one of the listed species and rates the following score on the tree assessment survey: 
0-3 points. 

C. Are there any other factors that would disqualify a tree from a determination of significance? 
(Explain any 'yes' answer): 

YES NO 

*Findings to be included in Staff Report. 

Conclusion: 

Does this tree qualify as a significant tree? YES NO 

Does this tree qualify as a moderately significant tree? YES NO 

Ill. FINDINGS AND DECLARATIONS 
The Commission finds and declares as follows: 

Carmel Implementation Plan Chapter 17.2 Title, Components and Purposes 

This introductory chapter of the Carmel Implementation Plan sets out the "ground rules " for the 
zoning ordinance by describing the purpose for the various governing ordinances, the 
organization and authority for the document, activities that are unlawful and a number of 
regulations relevant to procedural and substantive requirements for actions on permit 
applications. The chapter is generally well written and presents the information in a logical and 
easily understood manner. There are, however, a few sections that may present procedural 
problems in the future or are inconsistent with the certification requirements of the Coastal Act 
or companion regulations (CCR Title 14, Division 5.5, Section 13001 et seq.) These 
inconsistencies are discussed in the following paragraphs. 

California Coastal Commission 
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Section 17.2.6 requires that applications for permits not be filed unless the proposed project is 
consistent with the land use designation assigned to the site in the Land Use Plan. The 
ordinance, however, provides for an exception to this requirement if an application to amend the 
Coastal Plan is filed concurrently with the permit application that proposes an inconsistent use. 
This exception may present procedural problems for the City because permit applications and 
LCP amendments usually have different time frames for processing. Permit applications are 
subject to the Permit Streamlining Act and must be acted upon within 270 days (180 days plus 
one, 90 day maximum extension) of filing or completion of an EIR if one is required. 
Amendments to the LCP are not subject to the Permit Streamlining Act and can take 
significantly longer to be processed because they must first go through local hearings which 
take a minimum of six weeks (CCR Title 14 Section 13515 (c) and in reality usually take longer. 
Locally approved amendments must then be submitted to, and approved by, the Coastal 
Commission, a process that can, and often does, take several months. If the Commission 
approves the amendment, it must then be returned to the City for final action and then back to 
the Commission for final certification. This process usually requires another couple of months, 
particularly if modifications to the original amendment have been added. Given this situation, it 
is entirely possible that the City would find itself in the position of having to act on the permit 
application that is inconsistent with the LCP long before the amendment that might allow the 
project to be found consistent has been certified. 

As proposed, this section of the Carmel Implementation Plan is inconsistent with the statutory 
requirement that the Implementation Plan is adequate to carry out the provisions of the Land 
Use Plan because it has the potential to allow development that is inconsistent with the Land 
Use Plan to be approved in order to comply with the requirements of the Permit Streamlining 
Act. If modified to delete this exception, thus requiring that any needed LCP amendments be 
obtained prior to filing otherwise inconsistent permit applications, the section will be adequate to 
carry out the Land Use Plan policies and designations. (Please see Suggested Modification 
One). 

Section 17.2.9 A of the ordinance provides that any of the regulations in the Zoning Code shall 
not supersede any other regulations or requirements that may be adopted by the City or any 
other local, state or federal agency that may have jurisdiction over development authorized by 
the Implementation Plan. This section presents a basic conflict with the concept of a local 
coastal plan. The statutory scheme laid out in the Coastal Act returns Coastal Permit authority 
to local jurisdictions if an LCP, which provides the rules for approving COP's, is certified by the 
Coastal Commission. This certified plan thus represents the cooperative effort of both the City 
and the Commission to establish a mutually agreed upon set of policies, land use designations 
and ordinances to govern. development in the coastal zone. Any changes or additions to the 
plan likewise require the approval of both the City and the Commission. (PRC Section 30514, 
CCR Title 14 Section 13555.) The effect of this state and local partnership between the City and 
the Commission is to have one set of rules, and only one set, that apply to all development in 
the coastal zone. Stated differently, only those rules relevant to the processing of COP's that are 
certified by the Coastal Commission are effective. The proposal that other rules relevant to 
development in the coastal zone may be enacted by the City or others outside of this process 
and would not be superseded by the certified LCP requirements is thus anti-ethical to the 
legislative direction on the function of Local Coastal Plans, does not serve to carry out the 
provisions of the Land Use Plan and in fact, could have quite the opposite effect. This is not to 
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say that local jurisdictions cannot have regulations apart from those included in their Local 
Coastal Plans. Many local regulations such as the requirement for business licenses, the 
keeping of pets and the like are not included in LCP's because they are not relevant to the 
regulation of land use in the coastal zone. Section 17.2.9 A is problematic because it seems to 
allow for any regulations to be adopted unilaterally, even those that cover the same subject 
matter and may conflict with certified land use policies and implementing ordinances. This 
section must, therefore be deleted from the Implementation Plan. (Please see Modification Two) 

Section 17.2.10 provides that any building for which a building permit has been issued prior to 
the effective date of the ordinance can be completed as long as construction commences within 
one year and is diligently pursued. The Coastal Act requires that all new development in the 
coastal zone, unless specifically exempt from the permit requirement, must be authorized by the 
issuance of a Coastal Development Permit, either by the Commission or by the local 
government pursuant to a certified LCP. In order to clarify that a Coastal Development Permit as 
well as a building permit is required for construction, this section should be modified to state that 
a valid Coastal Development Permit and a building permit are needed. (Please see Modification 
Three) 

Carmel Implementation Plan Chapter 17. 4: Zoning Districts Established 

This section of the Implementation Plan establishes ten basic zone districts (two residential, 
three commercial and five public/quasi public districts), five overlay zone districts 
(Archaeological, Park, Beach, Environmentally Sensitive Habitat and County annexed lots) and 
a zoning map for the City. The specific requirements for these zone districts are found 
elsewhere in the document. All property in the City is assigned to a zone district, The zone 
districts portrayed in the zoning map are (check when map comes in) consistent with the land 
use designations shown on the certified Land Use Plan map. This section of the Implementation 
Plan is, therefore consistent with, and adequate to carry out the policies and land use 
designations of the Land Use Plan and can be approved as submitted. 

Carmel Implementation Plan Chapter 17.6 : General Rules 

This section of the Zoning Ordinance lays out the rules for how language used in the zoning 
ordinance is to be construed (i.e the word "and" indicates that all connected words or provisions 
shall apply), how various measurements (lot grades, building volumes, building areas, building 
heights etc,) shall be made and how zoning boundary determinations are made. The text 
describing how to make the various determinations and measurements is well written and 
augmented by useful graphics. The provisions for measuring buildings, coverage, and lot areas 
are consistent with the policies relevant to the construction of new commercial and residential 
development in the land use plan as are the rules for making determinations regarding zone 
district boundaries and the meaning of terms used in the ordinance. This section is, as 
submitted, consistent with, and adequate to carry out the policies and land use designations of 
the certified Land Use Plan. 

California Coastal Commission 
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Carmel Implementation Plan Chapter 17.8: Residential Zoning Districts 

Chapter 17.8 of the Carmel Implementation Plan identifies the four basic zoning districts within 
the city. It outlines the specific purposes of each zoning district, prescribes the principally 
permitted and conditionally permitted land uses within each zone, establishes specific limitations 
for each zone, and imposes the list of prohibited uses. A number of non-residential conditional 
uses are permitted in identified overlay zones and are generally subject to pre-existing, quasi
public uses such as senior care facilities, religious facilities, and -community centers. The zoning 
rules are organized by district in an easy-to-reference table and appear adequate to carry out 
the intent of relevant Land Use Plan policies. 

Carmel Implementation Plan Chapter 17.10: R-1 District Design Regulations 
This chapter more specifically describes the purpose and standards of the low density 
residential (R-1) district including dimensional standards for lot size and building sites, site 
development and building standards, development in a floodplain, lot mergers, review of plans, 
and residential design guidelines. Much of the language devoted to the purpose of the district as 
well as the rules for establishing minimum lot size and development density has already been 
evaluated and subsequently certified as part of the City's Coastal Land Use Plan. One issue 
area not covered in the evaluation and certification of the LUP but that in this instance appears 
to conflict with the policies and goals of the Land Use Plan are the standards for establishing 
maximum site coverage. 

Section 17.10.2E of the Implementation Plan requires that prior to the sale of real property, a 
determination be made that the creation of the real property complies with all applicable City 
ordinances and the Subdivision Map Act in effect at the time of its creation. Those properties 
that complied with the requirements for a legal lot under local and state law, shall be issued a 
Certificate of Compliance. Those that did not comply with the legal requirements may be given 
conditional certificates of compliance, the condition of which must be satisfied prior to any action 
on any permit for development of the parcel. The relevant LUP policies require the adoption of 
standards for subdivision and creation of new lots to protect the existing subdivision and 
development patterns in the village and to minimize the impacts of any lot-line adjustments and 
subdivisions on coastal resources. These activities meet the Coastal Act definition of 
development and as such require the issuance of a coastal development permit. Thus, any 
property that did not comply with the applicable ordinances of the City or the provisions of the 
Subdivision Map Act at the time of its creation, shall be required to obtain -a Coastal 
Development Permit. The City's implementing ordinance is inadequate in this respect and 
requires a modification to bring it into conformance with the underlying land use plan policies 
and state law. See Recommended Modification 4. 

Section 17.10.3 8.2 of the City's Implementation Plan establishes maximum site coverage at 
10% of the site area. Site coverage, as defined by the IP, is the total ground area of the site 
occupied by materials or improvements that covers the soil but which is outside the perimeter of 
primary structures that count as floor area. This includes fully permeable materials such as 
gravel, spaced decking, and exterior stairs, but excludes bark, wood chips, and mulch, which 
are not counted as site coverage. The City's definition also includes semi-permeable and 
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impermeable materials such as sand-set bricks or pavers, concrete, and asphalt as site 
coverage. Subsection a. ii of the City's standard further provides a site coverage exemption for 
driveways and walkways up to an additional 500 square feet if made from semi-permeable or 
fully permeable materials. The exemption applies to any lot regardless of size and is 
inconsistent with the policies of the Land Use Plan for the reasons discussed in the following 
paragraphs. 

The purpose of placing a limit on site coverage is to minimize the amount of storm water runoff 
created by impermeable surfaces and secondly to provide an adequate amount of unimproved 
open space for natural forest regeneration. Carmel's citywide storm water drainage system 
relies in large part on natural drainages and the unimproved portions of its forested landscape to 
absorb, filter, and ultimately convey storm water to Carmel Bay. As redevelopment of the City's 
older housing stock continues, these natural drainages and the once abundant amount of open 
space are being replaced with more homes, larger in size, and with correspondingly larger 
amounts of non-structural site coverage. In order to stem the potential rising tide of adverse 
water quality impacts associated with increased development of the community, the City 
adopted land use plan policies that place a limit on the amount of site coverage. LUP policy P1-
49 limits total site coverage (structural and other impermeable coverage) on 4,000 square foot 
lots to 55% (2700 sq. ft.) of the site. Policy P1-48 requires that maximum limits on site coverage 
and floor area be established as well as provisions for a smaller ratio of allowable coverage and 
floor area on larger sites to preserve open space. There are also ancillary water quality policies 
in the certified LUP (P5-195 and P5-208) that require new development to minimize impervious 
surfaces, infiltrate runoff through the soil, and efficiently manage storm water runoff. 
Complimentary forest management policies address site coverage impacts on the urbanized 
forest (P5-69, P5-60, and P5-64) and require new development to avoid encroachment within 
the root protection zone, be sited and designed to avoid or minimize significant adverse effects 
to the City's Monterey pine and coast live oak forest, and prohibit placement of impermeable 
surfaces within six feet of significant trees. 

As proposed, zoning standard 17.1 0.3.B.2 does not prescribe smaller site coverage ratios on 
lots greater than 4,000 square feet as required by P1-48. It allows as much as 67.5% (2700 sq. 
ft.) of a standard 4,000 square foot lot to be covered with improvements, exceeding the 55% site 
coverage standard required by P1-49. And it is not consistent with the water quality and forest 
management policies that require new development to minimize site coverage to benefit water 
quality in Carmel Bay and the City's notable Monterey pine forest. Therefore, this section of the 
Carmel Implementation Plan is inconsistent with the statutory requirement that the IP be 
adequate to carry out the provisions of the certified Land Use Plan. If modified to reduce site 
coverage requirements on lots greater than 4,000 square feet and to scale-back the exemption 
for driveways (item a.ii.) on standard 4,000 square foot lots, the section will be adequate to carry 
out the intent of the LUP policies. Please see Recommended Modification 5. 

Carmel Implementation Plan Chapter 17.12: R-4 District Design Guidelines 

Chapter 17.12 defines the site development and building standards in the higher density (R-4) 
district. Under the base density, up to 33 apartment units or condominiums per acre are 
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allowed, with another 11 units per acre granted as a bonus for low income and senior housing. 
There are approximately twenty-five R-4 zoned lots within the City of Carmel, which provide 
affordable housing, though this district is somewhat under utilized. Staff anticipates 
redevelopment of these sites as the City moves to meet its low-cost and senior assisted state 
housing obligations. As submitted, Chapter 17.12 is consistent with adequate to carry out the 
intent of the policies and land use designations of the certified Land Use Plan. 

Carmel Implementation Plan Chapter 17.14: Commercial Zoning District 

This chapter defines the City's commercial zones and prescribes the land use regulations for 
each of the commercially zoned districts -central commercial, service commercial, and 
residential/limited commercial. The type and intensity of land use is laid-out is an easily 
decipherable schedule. Chapter 17.14 also more specifically describes the standards for design 
review, building coverage, f~oor area ratio, heights, setbacks, open space, landscaping, and 
parking. Though these standards may be adequate for commercial development within the 
commercial districts, they do not provide adequate guidance for residentially related 
development within the residential/limited commercial district. 

The residential/limited commercial (RC) district is intended to be a transition/buffer zone 
between the intense uses of the City's commercial core and the less intense activity of the 
residential neighborhoods that surround it. A mix of development types is allowed in the RC 
district including commercial and permanent residential uses, though the development 
standards appear to be oriented more towards "mixed-use" development, which would allow for 
a much more intense use of a site than is customary for residential development elsewhere in 
the village. As such, there is the potential for residential development in the transition zone that 
would be out-of-character with the setting of the established character of RC district and the 
adjacent residential neighborhoods. For example, the maximum building coverage and floor 
area ratio for single-family residences on standard 4,000 square foot lots in the R-1 district is 
45% or 1,800 square feet. By comparison, the allowable standard in the RC district is 70%. The 
City's standards would thus permit a single family home to be constructed on the same size lot 
(i.e., 4,000 s.f.) that is 2,800 square feet in size in the RC District. 

The City's certified LUP contains policies (01-1 0 and P1-59) that require the application of 
design standards to protect the established character of the transition zone. Yet, as proposed, 
the Implementation Plan does not adequately set standards for residential development in the 
residential/limited commercial district that is consistent with the intent of the certified Land Use 
Plan. Thus, in order to bring the IP into conformance with the LUP, the Commission 
recommends modification seven (7) requiring new residential development within the 
residential/limited commercial district to follow the residential design guidelines and the 
development standards identified in R-1 district (Chapter 17.10). Only as modified, shall Chapter 
17.14 be found adequate to carry out the Land Use Plan policies. Please see Modification 7. 

Secondly, the land use standards identified in 17.14 allow for an intensification of development 
in the City's commercial core, including Ocean Avenue between Mission and Monte Verde. This 
area was identified in the 2001 Final Report: Historic Resources Survey prepared by Kent 
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Seavey as having a significant number of potential contributing structures. The commercial core 
is also the most recognizable district in Carmel, it retains some the oldest structures in town, 
and it is the first thing people see as they exit highway one and make their way down through 
the village. The certified Land Use Plan specifically requires that the unique character and the 
established design context of Ocean Avenue as represented by size, scale, and architecture be 
protected. 

P1-63. Protect the special and unique character of Ocean Avenue and the surrounding 
commercial area. Ensure, through the administration of land use and design 
regulations, that the architecture, landscape, scale and ambience of this area is 
maintained. 
P1-66. Retain the scale and variety of design established in the retail core when 
considering changes to buildings that are not historic. Protect, preserve and 
rehabilitate historic commercial architecture that represents the character, ambience 
and established design context of the commercial area. 

In order to protect the unique and historic character of Ocean Avenue as required by the LUP 
and retain the scale and established design of the commercial core, the Commission is 
recommending a modification to provide additional review and oversight of development within 
the Commercial Core by creating a Downtown Conservation District. This concept along with 
the suggested modification is more fully outlined in Chapter 17.20 findings below. With the 
above recommended modification #17 and those identified in Chapter 17.20, the City's 
Implementation Plan is adequate to carry out the policies of the certified Land Use Plan. 

Carmel Implementation Plan Chapter 17.18: Public and Quasi-Public 
Districts 

Chapter 17.18 of the Implementation Plan establishes two public and quasi-public zoning 
districts within the City, including Parks and Recreation Districts and Cultural and Community 
Districts. Similar to Chapter 17.8 above, this chapter identifies the allowable uses for the City's 
parklands, theatres, senior housing centers, museums, etc., and also includes the specific 
requirements for development in the Theatrical District and Senior Citizen Facility District. In 
order to maintain the residential character and design of structures constructed in the Theatrical 
district, the residential development standards of Chapter 17. 1 0 are incorporated by reference. 
A table of more specific development standards applicable to the Senior Citizen Facility District 
are outlined as well. This chapter of the Implementation Plan covers the gamut of public and 
quasi-public uses in existence throughout the City and is adequate to carry out the intent of the 
certified Land Use Plan. 

Carmel Implementation Plan Chapter 17.20: Overlay Districts 

Chapter 17.20 of the Carmel Implementation Plan identifies five overlay zoning districts within 
the city and includes specific provisions for protecting the unique qualities of each district. The 
identified overlay districts are an Archaeological Significant (AS), Park (PO), Beach, 
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Environmentally Sensitive Habitat Area, and Annexed County Lots overlay district. Each overlay 
designation prescribes the principal boundaries and minimum standards permitted for new 
development. For instance, a Phase I archaeological survey is required for all new development 
proposed in the AS district. Good site design, a drainage plan, height restrictions, and limits on 
tree removal are required and imposed on new development in the Park overlay district. In both 
the Archaeological and Park overlay district chapters, the rules are straightforward and 
adequate to carry out the corresponding LUP policies and goals. 

With respect to the City's implementing measures for the Beach Overlay district there are a few 
areas where the implementing mechanisms need to be strengthened to fully comply with the 
underlying LUP goals. In Section 17.20.15 Coastal Development Permit Required, the City 
describes development as construction, additions, design alterations, or changes in land use. 
Though these activities typically do trigger the need for a CDP, they are not the only activities, 
which may occur in the Beach Overlay District that trigger the need for a CDP. Thus, the 
Commission is recommending that the language be changed to simply state that all new 
"development" requires a CDP. (Please see suggested Modification 9). The definition of 
development included in the General Terms section of the IP mirrors the Coastal Act definition 
and thus is adequate to capture all potential development activities. Similarly, in section 
17.20.16 Permit Standards, the City's standard refers to development as "proposed 
construction." It follows from the text of the chapter that it is development that is subject to 
permit standards, not just proposed construction. Thus, we are also recommending that the 
language be changed to reflect this. 

With respect to more specific requirements of the Permit Standards, the City's stated ordinance 
is too vague to provide any meaningful guidance or direction for the protection of coastal 
resources. The standard as written states that "all proposed construction (development) shall be 
compatible in design with existing buildings in the area for the purpose of protecting the 
neighborhood character." With the exception of the beach and bluff top pedestrian path, a large 
portion of the Beach Overlay is residentially zoned R-1 -low density residential. The City's has 
adopted and the Commission certified, a plethora of Land Use Plan policies and standards 
protecting the character of this unique area. Thus, it is inadequate for the Implementation Plan 
to simply state that all construction be compatible in design with existing buildings when there 
are specific standards for residentially related development already established and contained 
in the IP. The Commission is recommending that the standard be changed to require 
compatibility with the R-1 design standards exhibited in Chapter 17.10 above. See modification 
10C below. 

There are additional areas of the Beach Overlay, Permit Standards that do not fully comply with 
the directives of the certified Land Use Plan specifically with respect to erosion control plans, 
drainage requirements and devices, prohibitions on private development needing shoreline 
armoring, and public access (i.e., beach parking). The Commission believes that additional 
clarification is needed for the standards to adequately carry out the intent of the corresponding 
LUP policies. Those changes are likewise shown in recommended modification 10. 

During the evaluation of the City's Land Use Plan, the City indicated that there were user 
conflicts between residents and visitors associated with beach parking along Scenic Road. The 
conflicts were used as a rationale for implementing a preferential parking program designed to 
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allow residents and their guest's exclusive use of the 200+ public parking spaces along Scenic 
Road and the Del Mar parking lot during the evening. The City maintained that the beach
fronting homes did not have adequate parking for the owners and their guests and that it would 
be inequitable to require them to park too far from their intended destination. The City's Land 
Use Plan policies (02-4, P4-43, P4-44) require all new development to provide sufficient off
street parking and likewise require the City to develop a plan to retain free public beach parking 
and the public's ability to access the beach. The submitted IP does not however contain any 
specific standards protecting public beach parking or requiring any additional parking for private 
development along Scenic Road. 

02-4 Require that all new developments provide sufficient off-street parking facilities. 

P4-43 Continue to regulate beach parking using time limits. Retain beach parking as a 
free resource to the public facilitating access for all. Keep public spaces along the Beach 
Bluff Pathway small, intimate and dispersed to avoid large congregations of people that 
would disturb nearby residents. 

P4-44 Provide convenient and free public beach parking from 5:00 am until 12:00 
midnight daily. Parking outside of these hours along Scenic Road and the Del Mar 
Parking lot shall be limited to residents and guests with a resident's parking permit. 

As such, modifications are proposed that would require all future private development within the 
Beach Overlay District to provide two on-site parking spaces and not disrupt the existing 
configuration of free public parking along Scenic Road, San Antonio Avenue, and various other 
street ends. As so modified, the IP will be adequate to carry out the intent of the certified LUP. 
(Please see suggested Modification's 1 OR & 12). 

The final Beach Overlay comment has to do with the established boundaries and rules for 
development within this district. After certification, the Commission's appeal jurisdiction in many 
instances would extend beyond the boundaries of the identified Beach Overlay District. Not only 
will this require different standards to be applied to development within the appeal area, it will 
also add complexity to processing applications for development and any subsequent appeals. 
To eliminate any confusion and simplify procedures, the Commission is recommending that the 
Beach Overlay District be co-terminus with the Commission's appeals jurisdiction. Please see 
recommended modification 8. 

This chapter also provides more specific guidance on development in and adjacent to 
environmentally sensitive habitat areas with the ESHA overlay zone. It establishes the rules for 
development, application requirements, acceptable qualifications of competent biologists, and 
the necessary contents of biological surveys. In general, the implementing ordinance is 
thorough and adequate to carry out the intent of the certified Land Use Plan. Though, just as it 
was with the Beach Overlay standards, additional clarification and sharpening of the standard is 
needed for it to be adequate. The ordinance requires a biological resource report that evaluates 
the impacts of proposed new development on the habitat values as well as proposed mitigation 
for any disruption or degradation of those habitat values, but does not specifically call for 
mapping of resources. In order to carry out the intent of the LUP, the standard should require 
site-specific mapping of sensitive resources prior to evaluating impacts and proposing 
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mitigation. The Commission has recommended a modification to the implementation standards 
that will bring it into conformance with the certified LCP. As modified, the implementing should 
be adequate to carry out the intent of the LUP. Please see Modifications 14 & 15 below. 

Lastly, the Commission believes that given the guidance in the City's certified LUP regarding the 
special character of the Commercial Zoning district and the importance of retaining historic 
resources in the City's Commercial Core, a Downtown Conservation District should be 
established. Chapter 17.14 of the IP spells out the requirements for development within the 
Commercial Core, which without proposed modifications, could lead to significant alteration of 
the most recognizable area of the village. As noted in the findings of that chapter, the 
commercial core area along Ocean Avenue between Junipero and Monte Verde has one of the 
greatest concentrations of historic buildings in the City's small one square mile limits. The City's 
2001 Historic Resources Survey identified this area as a good candidate for the creation of a 
historic district to preserve and showcase turn-of-the-century development in Carmel. The City's 
Land Use Plan policies also point to the unique character of the Ocean Avenue corridor and 
require it to be protected. Though, one method of preserving the established character of this 
area is through design regulations, it would be difficult to implement a single floor area or 
density standard for this area because of the varied size and scale of the existing eclectic 
architecture (i.e., it would create a lot of non-conformities). As an alternative, adoption of a 
building standard that encompasses a large percentage of existing development such as the 
City's recommended base floor area ratio could be combined with the creation of an overlay 
district to provide an additional level of review for the protection of the City's downtown historic 
resources. Under this scenario, all proposed alterations to both historic and non-historic 
buildings would require an evaluation and approval by the City's Historic Resources Board for 
consistency with the established design character of the downtown core. This added measure of 
discretionary review would ensure that the fabric of the City's historic downtown would remain 
intact. 

Thus, in order to protect the unique character of Ocean Avenue and retain the scale and 
established design of the commercial core, the Commission is recommending modification's 16 
and 17. These modifications establish the creation of a downtown conservation district, outlines 
its purpose, and establishes minimum standards for development. As so modified, Chapter 
17.20 of the City's Implementation Plan is adequate to carry out the policies of the certified Land 
Use Plan. 

Carmel Implementation Plan Chapter 17.22: Community Plan Districts and 
Specific Plans 

Chapter 17.22 is reserved for the creation of Community Planning Districts and Specific Plans. 
Though there aren't any specific districts outlined, the chapter defines the procedures for 
establishing districts based on community-wide goals and provides a mechanism for 
administering the plans. As correctly stated in the ordinance, establishment of a Community 
Planning District or Special Plans requires both Planning Commission and City Council action. 
The ordinance is lacking, however, an LCP amendment requirement to formally certify the 
change in zoning overlay. Recommended modification 18 addresses this deficiency. 
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Carmel Implementation Plan Chapter 17.28: General Site Regulations 

Chapter 17.28 defines the general site regulations and standards for a variety activities in the 
City of Carmel. It establishes time limits for the use of noisy mechanized equipment, prohibits 
timeshare rentals within the village, and lists the City's regulations for climbing trees, 
composting, picnicking and camping, and burying waste within the city limits. It is very specific 
and adequate to carry out the intent of the certified Land Use Plan. 

Carmel Implementation Plan Chapter 17.30: Demolitions of Structures 

Chapter 17.30 of the implementation plan establishes the rules for demolitions of structures and 
dwellings within the City. The standard addresses LUP policies related to the protection of 
community character by prohibiting demolitions of historic dwellings unless it is necessary to 
eliminate an immediate threat to public health and safety or where the prohibition would result in 
a taking of private property. This aspect of demolitions is more fully discussed in the Historic 
Preservation findings below. (Please see Chapter 17.32: Historic Preservation). 

With respect to demolitions of non-historic resources, the Implementation Plan standard 
requires that an approval of demolition be accompanied by a concurrent approval for a 
replacement structure or dwelling. The LUP also contains policies that prohibit the creation of 
land use and design non-conformities through the creation of building sites (P1-36). It is 
Commission staff's experience that requests for demolitions of a single structure are often 
accompanied by development proposals for two or more structures on two or more building 
sites -sometimes when there is only one single lot of record. In order to ensure that there are 
actual legal lots of record and bring the implementation plan into conformance with the LUP 
policies, the Commission is recommending a modification that requires substantial evidence be 
submitted by the applicant or owner demonstrating the existence of two or more legal lots of 
record. As modified, the IP is adequate to carry out the intent of the underlying LUP policies. 
See recommended modification 20. 

Carmel Implementation Plan Chapters 17.30 Demolition and17 .32: Historic 
Preservation 

These chapters provide standards for protecting historic resources in the City. The standards 
address LUP policies related to the protection of community character pursuant to Coastal Act 
section 30253. Historic preservation is a central component of the LCP. The LUP includes a 
broad array of policies that provide for the identification, preservation and enhancement of 
historic resources, including buildings, structures, objects, sites, districts and archaeological 
resources that represent the unique architectural, cultural, historic and prehistoric identity of 
Carmel-by-the-Sea. This includes policies to maintain an Inventory of resources (01-14 and 
associated policies); incorporating historic preservation into the City's project review (01-17 and 
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associated policies); and identifying and protecting archeological resources (01-18 and 
associated policies). The LUP also provides for the establishment of a Historic Resources Board 
to administer the City's Historic Resources Program (P1-90). 

Although the submitted ordinance is generally in conformance with and adequate to carry out 
the Land Use Plan, a few modifications are necessary to assure complete and clear 
conformance with the LUP requirements. First, the most important modifications are changes to 
the ordinances to assure protection of identified historic resources. LUP Policy P1-104 
establishes two basic standards: (1) it prohibits the demolition of historic resources; and (2) it 
prohibits changes to historic resources that are inconsistent with the Secretary of Interior's 
Standards and Guidelines for historic preservation. As submitted, the IP ordinances do not 
adequately circumscribe proposed demolition and alteration of historic resources, as required by 
P1-104. In particular, as written the IP potentially conflates these two standards, which 
inappropriately appears to qualify the clear prohibition of the demolition of historic resources 
with more general "override" language to allow demolition in certain circumstances. Suggested 
modifications to the demolition ordinance and the ordinances related to the review of proposed 
alterations in part are necessary to maintain the distinction between the two distinct prohibitions 
that is in the certified LUP (Modification 19) 

More fundamentally, with respect to the issue of proposed demolition of an historic resource, 
preservation of historic resources is the fundamental purpose of Historic Preservation Programs 
and the Secretary of Interior's standards in general, and LUP policy P1-104 in particular. Thus, 
demolitions must be strictly limited. There are only two "overriding" circumstances where 
demolition of an identified historic resource is appropriate (notwithstanding the specific LUP 
prohibition). The first circumstance is where there is a legitimate and identified immediate threat 
to public health and safety. The second situation, as with all regulatory prohibitions, is where the 
prohibition of the demolition of a historic resource would potentially cause a taking of private 
property. Both of these circumstances are contemplated by the Coastal Act, which recognizes 
the power of Cities and Counties to abate nuisances and the potential need for immediate 
response to threats to life and property (Coastal Act Sections 30005(b) and 30611); and which 
precludes the Commission and local governments acting pursuant to the Coastal Act from 
taking private property (3001 0). 

As submitted the IP includes overly broad standards that would allow for overriding the 
demolition prohibition of the LUP, including a general recognition of "specific economic, legal, 
social, technological, or other benefits of the proposed project," as well as an allowance for a 
"reasonable economic return" from a property to the property owner, which do not necessarily 
equate to the standard of "avoiding a taking" contemplated in the Coastal Act when applied in a 
particular circumstance. In order to limit the proposed demolition of a historic resource to the 
two allowable circumstances, the general qualifying language must be struck. In addition, the 
general reference to providing for "reasonable economic beneficial use" and "economic return" 
must be modified to effectively clarify that in most situations in Carmel, maintaining an existing 
identified historic resource by prohibiting its demolition will still provide a feasible and 
reasonable economic use of the property that would not raise a concern under Takings 
jurisprudence. 
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For example, in the case of the typical historic residential building in Carmel, unless the building 
has been deemed a public health and safety emergency that requires its demolition, it most 
likely would be either habitable to begin with, or able to be renovated or rehabilitated to a 
habitable state without changing its fundamental historic character (see discussion below also). 
In either case, therefore, there will be feasible options available to maintain the existing historic 
resource as is, either by doing nothing, or by repairing and rehabilitating the structure.6 

The City also has experience delimiting a "regulatory floor" above which it has implicitly 
determined that a reasonable economic use is available and feasible on residentially-zoned 
properties. In the City's tree protection ordinance, for example, the City has effectively generally 
defined a reasonable economic use as a development that achieves "at least one-third of the 
base floor area allowed by the zoning applicable to the site" (see 17.48. 7(8)). In the case of the 
typical 4000 square foot, this equates to a 600 square foot residential structure, which is one 
third of the allowed 1800 square foot building allowed. In other words, the tree protection 
standards that require preservation of significant trees must be met by a property owner as long 
as it is feasible to construct a house of at least 600 square feet on the site. A similar approach 
in the Historic Preservation ordinance will facilitate the City's need to communicate clear 
regulatory standards and expectations for the protection of identified historic resources. In 
short, for the typical 4000 square foot lot in Carmel, the IP will establish a clear and general 
expectation that demolition of an historic resource is only appropriate in those rare 
circumstances where a public health and safety need is presented, or where it is not feasible to 
maintain or rehabilitate a building greater than 600 square feet,? 

The remoteness that the "no demolition" standard will raise any significant conflict is 
underscored by the high likelihood that there will be feasible alternatives available for expanding 
the residential use of lots that have identified historic buildings. That is, the IP will allow for the 
alteration of existing historic resources consistent with the Secretary of Interior's standards for 
preserving and rehabilitating historic buildings. This generally means that additions, 
renovations, and other alterations must preserve and be compatible with the character-defining 
elements of the historic house. It generally does not mean that additions or alternations would 
be disallowed, only that they would need to be designed in a way that is consistent with 
preserving the existing historic resource. Thus, for those properties where a very small historic 
building must be maintained pursuant to P1-104, expanded residential use on the property will 
more than likely be available (and be allowed by P1-104) through careful designs consistent 
with the general rules of redevelopment of historic buildings. Therefore, if modified to clarify the 
standards for demolition and alternation of historic resources, this aspect of the IP is consistent 
with, and adequate to carry out the LUP. 

6 It is generally feasible, of course, to continue living in a habitable residential structure. Rehabilitation will also 
generally be feasible and in the theoretical case where repairs are so great as to be prohibitively expensive and thus 
not feasible, it would most likely be questionable as to whether the structure had sufficient integrity to qualify any 
longer as a historic resource. This situation, too, is unlikely to occur as the City has proposed standards in the LCP 
to guard against neglect, intentional or otherwise, of historic buildings. 
7 This discussion is not meant to imply that a Constitutional takings claim could not nonetheless be made in any 
particular circumstance, even if the ordinance requirement could be met. 
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Beyond the necessary clarifications related to LUP policy P1-104, numerous other minor 
modifications are needed to assure complete consistency with the LUP. These include: 

• Modifications to assure that the Historic Resources Board is involved in all aspects of 
administering the Historic Preservation Program, as required by the LUP, including the 
ability to appeal staff level determinations of eligibility for the Historic Resources 
inventory, and review of proposals to alter historic resources. As modified, the general 
process of resource protection will rely on expert determinations in the first instance to 
identify resources, in order to facilitate the protection of resources; but the removal of 
resources will require a full Board hearing. The Board will be directly involved with the 
review of proposed alterations to historic resources. The IP standards do need to be 
modified, though, so that the burden of proof is on the applicant to show how the 
proposed changes are consistent with the Secretary of Interior's standards, as required 
by LUP policy P1-104. 

• Minor modifications to assure consistency with the LUP requirements to use State and 
Federal Standards for Historic Preservation as a general framework, including a 
requirement that qualified professionals be certified pursuant to state standards; 
clarifying that historic buildings, not all structures, are the primary focus of the demolition 
prohibition; and adding the Secretary of Interior Guidelines as a appendix to the IP so 
that the standards for preservation and rehabilitation are well understood by the public. 

• Modifications to allow other interested parties to nominate resources for inclusion in the 
Inventory outside of the typical development review process, based on 
recommendations of a qualified professional. In addition, the potential civil penalty for 
violation of the historic preservation requirements should be increased to provide a 
meaningful financial incentive to adhere to the rules of preservation. Without these 
modifications, protection of historic resources would not be maximized as required by 
the LUP. 

• Modifications to provide implementation detail for inclusion of Historic Districts, not only 
buildings, in the Inventory, including review by the Historic Resources Board; and 
standards for evaluation that extend the substantive criteria of LUP for identifying 
resources to the District context. 

• Minor modifications to clarify the correct application of the "integrity" standard for 
evaluation of potential historic resources, consistent with the LUP. 

• Addition of an IP requirement to assure inclusion of all resources currently surveyed and 
evaluated, in the Carmel Inventory, consistent with LUP P1-84. Upon certification these 
resources will immediately fall under the protection of the Historic Preservation 
ordinance. The issue of actually identifying historic resources was a primary point of 
contention in the original failed effort of the Commission and the City to certify the LCP. 
In an effort to resolve this issue, the City has been undertaking a comprehensive and 
updated survey of historic resources and is close to completing the first official Inventory. 
As of December 16, 2003, the City had identified approximately 190 historic resources 
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for the Inventory (received by the Commission on December 18, 2003). Each resource 
on the list has been evaluated by a qualified professional, and summarized on official 
Department of Parks and Recreation forms. This preliminary list is being reviewed and 
will be finalized prior to final certification of the LCP. It is possible that some resources 
initially identified will not be on the finalized Inventory, and that additional resources will 
have been added since the December version. It also should be noted that the 
Inventory is meant to be a living document, and presumably new resources will be 
added as they are identified through the development review and public nomination 
processes. 

• Modification to assure the regular update of the Historic Context Statement, consistent 
with LUP P1-85. This statement provides the primary framework for evaluating historic 
resources in Carmel. It is important that it be updated regularly to assure protection of 
newly recognized historic buildings and other aspects of Carmel's community character. 

• Modifications to provide for consultation with Native American representatives when 
managing archeological resources, to assure adequate representation in the 
development review and mitigation process. 

• Addition of definitions of "in-kind replacement" and "feasible" to assure that the historic 
resources are fully protected in the development review process as required by LUP 
policy P1-104. 

Overall, as modified, the Implementation Plan is adequate to carry out the protection of historic 
resources consistent with the Secretary of Interior standards and the requirements of the 
certified Land Use Plan. 

Carmel Implementation Plan Chapter 17.34: Landscaping 

This chapter provides standards for landscaping within the City. The standards generally 
address landscaping concerns related to protection of community character, water conservation, 
and protection of environmentally sensitive habitat. In addition to the general ESHA, community 
character, and infrastructure policies of the LUP, the most directly relevant LUP policies are: 

P5-159 Maintain and enhance the resource value of environmentally sensitive habitat 
areas in consultation with a qualified biologist and in coordination with the California 
Department of Fish and Game. Remove any non-native, invasive vegetation from 
sensitive habitats. 

05-37 Reduce the introduction and spread of invasive horticultural species into and 
within identified ESHAs. Encourage a volunteer program of citizens and property 
owner to participate in maintenance and enhancement of sensitive habitats. Develop a 
stewardship program based on the premise that resource management is a 
cooperative effort between the City and its citizens. 

California Coastal Commission 



112 I CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

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 droght-tolerant 
plants adapted to the Central Coast environment in all landscape plans for new 
development. 

P 1-50 Establish landscape standards to preserve the urban forest of Monterey pines, 
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. 

The submitted ordinance is generally in conformance with and adequate to carry out the Land 
Use Plan with minor exceptions. First, inasmuch as water supply and conservation is a 
significant issue for the Monterey Peninsula and Carmel, the purpose of the landscaping 
·ordinance should be modified to recognize this (Modification 40). Second, the requirement for a 
Forest Enhancement and Maintenance Plan and standards of review should cross reference the 
Tree and Shrub ordinance to assure consistency with those requirements (Modification 41). 
Third, the ordinance should clarify that invasive species are prohibited in landscaping in order to 
implement the LUP policies cited above (Modification 42). With these minor modifications the 
Landscaping Ordinance is in conformity with and adequate to carry out the certified Land Use 
Plan. 

Carmel Implementation Plan Chapter 17.36: Nonconforming Uses and 
Buildings 
This Chapter of the Zoning Ordinance addresses lawful nonconforming uses and structures. All 
modern zoning ordinances provide procedures for the regulation of nonconforming land uses 
and structures because as zoning and planning requirements change over time, uses and 
structures that were either established before there were regulations or were once consistent 
with the relevant regulations become inconsistent, and thus "nonconforming" with current 
standards. It should be noted that nonconforming use and structure ordinances are only 
applicable to structures and uses that were initially lawfully established. These ordinances are 
not used to legitimize development that was illegally established in violation of existing 
regulations. 

An example of a legal nonconforming use is the existing, small, corner grocery store that was 
established in a residential neighborhood long before the geographic area was zoned 
exclusively for single family residential use. Local planning authorities have two choices when 
confronted with this situation. One option is to make the grocery store "conforming" by "spot 
zoning" the grocery store site into a commercial zone district that allows grocery stores. In many 
instances however, the local planning authority will not want to retain a commercial use in a 
residential area indefinitely and would prefer to see the site ultimately be developed in a use 
(i.e., residential, in this example) that is consistent with surrounding development. In this case, 
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the local jurisdiction will not " spot zone" to commercial but can still balance the investment and 
expectation of the grocery store owner with the planning goal of homogeneous development by 
allowing the existing use to be retained as a "nonconforming use" in a residential zone district. 
Typically, nonconforming uses may be retained, but not expanded, until they are abandoned or 
otherwise replaced with a conforming use (in this example, a single family home). 
Nonconforming uses may be sold, but if the use is abandoned for a sufficient length of time, 
usually six months to a year, they cannot be reestablished. Some zoning ordinances provide for 
an "amortization" period after which the nonconforming use must be discontinued. 

An example of a nonconforming structure wou.ld be the single family home that was built in 1920 
and does not meet current front yard setbacks and height limits for the residential zone in which 
it is located. In this instance, the land use, residential, conforms to the zoning ordinance but the 
actual home does not because it encroaches into what is now the front yard set back and 
exceeds the maximum height allowed by the current district regulations for the R-1 zone. As 
with nonconforming uses, most zoning ordinances, provide regulations relevant to 
nonconforming structures that balance the needs of the homeowner to maintain the home 
without making immediate renovations to bring the structure into conformance and the needs of 
the community to ultimately achieve the planning goals for the area. Typically, ordinances allow 
nonconforming structures to be maintained and, in some instances, to be expanded and 
remodeled if the expansion or remodel does not increase the nonconformity with applicable 
zoning regulations. Using the example of the 1920 house, most nonconforming ordinances 
would allow a modest addition to the home as long as the addition did not exceed height 
requirements, encroach into set backs, cause the home to exceed authorized site coverage or 
fail to be consistent with any other zoning or planning requirements (i.e., location in ESHA, tree 
removal etc.) Likewise, modest remodel projects will also be permitted. If, however, extensive 
remodeling/additions (generally defined as 25-50% of the value of the structure) or demolition 
are proposed, most nonconforming ordinances will require that the entire structure be brought 
into conformity with current planning requirements, although many ordinances will, under certain 
circumstances, allow the reconstruction of a nonconforming structure as it existed if it is 
destroyed by an Act of God (earthquake, flood etc.) or other disaster. 

The City of Carmel's proposed nonconforming use and structure ordinance is well written and 
consistent with similar well-crafted ordinances from other jurisdictions. The City regulations are, 
with one small exception, clearly laid out and provide an equitable balance between the 
expectations of the owners of nonconforming uses and structures and the desire of the City to 
fully implement their General Plan/ Land Use Plan and Ordinances. Furthermore, the City's 
proposed ordinance recognizes that some nonconforming uses and structures are great 
contributors to the character of the City and thus special efforts are made to accommodate their 
retention. The only modification that the Commission suggests is to Section 17 .64.13, which is 
referenced in Section 17.36.4 B. Destruction and Reconstruction of Nonconforming Buildings 
and is directed to allowing the reconstruction of nonconforming buildings, presumably because 
they contribute to the character of the community. Section 17.34.6 B allows the reconstruction of 
nonconforming structures that have been at least 75% destroyed by fire or some other disaster 
if a use permit is obtained and if the Findings detailed in Section 17.64.13 can be made. The 
thrust of the Findings required by this section of the ordinance is to ensure that reconstructed 
nonconforming structures will generally be the same as the structure that was destroyed, 
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although conformance with modern building codes may be required. Section 17.64.13 B 
provides that the architecture and design of the reconstructed structure shall not be appreciably 
changed from the original. In order to carry out the goal of retaining the desirable character of 
the destroyed structure, size of the reconstructed structure must also be considered. The 
Commission therefore suggests that Section 17.64.13 B be modified to add "size" as a factor in 
making the required findings. If modified as suggested, the Nonconforming Uses and Buildings 
Ordinance of the Implementation Plan will be adequate to carry out the policies of the Land Use 
Plan that protect the special community character of the City of Carmel. (Please See Suggested 
Modification 43). 

Carmel Implementation Plan Chapter 17.38: Off-Street Parking 
Requirements 
The purpose of this chapter is to provide the standards for off-street parking in the City's 
commercially zoned areas. It identifies the parking requirements for all uses, projects, 
developments, and redevelopments. In addition to establishing the minimum parking 
requirements, the chapter also includes the design standards for surface and underground 
parking as well as the exceptions to the standards and authorization of parking in-lieu fee when 
on-site parking is not practical or possible. The chapter is well written and with the exception of 
the following two recommended modifications, adequate to carry out the intent of the certified 
Land Use Plan. 

As noted in the "General Requirements" section, most types of development are subject to the 
off-street parking standards identified in this section. However, the implementation plan 
standard also includes a qualification that may narrow the applicability of the off-street parking 
requirements. Land Use Plan policy 02-4 requires that "all new development provide sufficient 
off-street parking." As submitted, the implementation plan would limit the applicability of the 
program to new buildings or substantial replacemenVreconstruction of existing buildings that 
equals or exceeds 50% of the construction value of the existing building. The 50% of value 
qualification for substantial replacement /reconstruction does not meet the intent of the LUP 
policy. Likewise, the new building requirement is too narrow and would not capture all potential 
development. Thus, the Commission is recommending a modification to include rebuilding as 
defined in section 17.70 of the implementation plan as adequate to carry out the intent of the 
stated LUP policy. Please see recommended modification 44. 

Secondly, the Coastal Act definition of development encompasses many different types of 
activities including those that change the intensity of use of land such as parking programs. All 
activities that constitute development require a coastal development permit. Moreover, the 
certified land use plan requires that low cost visitor-serving amenities be protected, encouraged, 
and where feasible, provided. Carmel is one of the Central Coast's top visitor serving 
destinations and parking demand in the village often outstrips supply. Inasmuch as free public 
parking can be considered a visitor-serving amenity, any proposed changes to the parking 
configuration in the streets and neighborhoods surrounding the City's busy commercial districts, 
shall require a coastal development permit. There is no such stated requirement or guideline in 
the Implementation Plan and so a recommended modification is proposed to address this. As 
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modified, Implementation Plan chapter 17.38 is adequate to carry out the intent of the certified 
Land Use Plan. See recommended modification 45. 

Carmel Implementation Plan Chapter 17.40: Signs 
The City has adopted rigorous standards for the design and placement of signs both in the 
Commercial and Residentially zoned districts. Signs are essential to the village character. The 
City has no street numbering system in the residential district and so signs provide a way to 
identify residences. Signs in the commercial district identify the many shops and boutiques that 
line the City's busy commercial district streets and courtyards. The purpose of the City's 
standards is to avoid unsightly and unnecessary cluttering of random signs. The ordinance 
establishes a process for obtaining review and approval of signs and gives prospective 
applicants some guidelines for creating an acceptable (by Carmel standards) sign. With one 
small exception, the chapter does not conflict with any land use policy and is in fact adequate to 
carry out the intent of the LUP. 

Under the standards for permitting residential signs, the City's allows a "No Trespassing" sign to 
be erected at the property line, front gate, front door or entry point. In order to avoid any 
potential confusion/ conflict with respect to provision of public access in recreational areas, the 
Commission is recommending a further qualification that prohibits erection of No Trespassing 
signs within 20 feet of a public access point or recreational area. As so modified, the 
Implementation Plan is adequate to carry out the intent of the certified Land Use Plan. Please 
see suggested Modification 46. 

Carmel Implementation Plan Chapter 17.42: Storm Water Quality 
The City of Carmel lies within the Carmel River Watershed. Numerous coastal creeks drain from 
this watershed 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. ASBSs are areas designated by the 
State Water Resources Control Board that require protection of species or biological 
communities to the extent that alteration of natural water quality is undesirable. Maintaining and 
restoring water quality throughout the Carmel watershed is necessary to protect these sensitive 
coastal resources. 

The Commission shares responsibility for regulating nonpoint source water pollution in the 
Coastal Zone of California with State Water Resources Control Board (SWRCB) and the coastal 
Regional Water Quality Control Boards (RWQCBs). The Commission and the SWRCB have 
been co-leads in developing and implementing the January 2000 Plan for California's Nonpoint 
Source Pollution Control Program (Plan), which outlines a strategy to ensure that management 
measures and practices that reduce or prevent polluted runoff are implemented over a fifteen
year period. Some of these management measures and practices are best implemented at the 
local planning level, since they can be most cost effective during the design stage of 
development. 
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The Commission and the Central Coast Regional Water Quality Control Board (RWQCB) are 
both working to protect water quality in the Carmel area. The Commission has primary 
responsibility for protecting coastal resources, including water quality, from the impacts of 
development in the coastal zone. The SWRCB and RWQCBs have primary responsibility for 
regulating discharges that may impact waters of the state through writing discharge permits, 
investigating water quality impacts, monitoring discharges, setting water quality standards and 
taking enforcement actions where standards are violated. Given the common goal of clean 
coastal water quality, there are many issues where the authorities of these agencies overlap. 
For example, based on the need to regulate land use in order to protect water quality, the 
Central Coast RWQCB has provided guidance and comments on the development of the 
Monterey Peninsula Phase II Stormwater Permit (Phase II Permit) for land use development 
that may impact water quality. The Carmel LCP reflects this guidance with some modifications 
due to site-specific conditions in Carmel and the additional requirements of the Coastal Act. 

Commission staff has worked closely with the Central Coast RWQCB to ensure that Water 
Quality Provisions within Coastal Development Permits and Local Coastal Plans are supportive 
and complimentary to Phase II permit requirements. The proposed addition of Chapter 17.43 to 
the Carmel LCP reflects the coordinated efforts to link Coastal Commission Local Coastal 
Planning responsibilities with RWQCB discharge requirements. Specifically, Chapter 17.43 
supports the implementation of the design standards outlined in Attachment 4 of the Phase II 
Permit, including adopting development-specific design standards (17.43.7), sizing of treatment 
controls (17.43.6C), and protection of slopes and natural drainage areas (17.43.6D & 17.43.38). 

Two important differences do exist between the Carmel Water Quality Protection Ordinance 
Chapter 17.42 and the activities required for the Phase II NPDES permit. First, Attachment 4 of 
the Phase II Permit requires the Design Standards to be followed for "discretionary 
development" projects within one of seven categories. 8 The Carmel Water Quality Protection 
Ordinance Chapter 17.43, similarly defines "Development-Specific Design Standards" (17.43.7) 
where additional water quality design elements must be applied. However, unlike Attachment 4 
of the Phase II NPDES permit, Chapter 17.43 identifies a minimum set of Site Design and 
Source Control measures which should be integrated into all development regardless of size. 
This distinction is important for two reasons, 1) it reflects the special significance of coastal 
development on coastal water quality and supports the premise that all development has the 
potential to impact water quality but can be mitigated using simple cost effective site design 
principles (e.g., limiting impervious surfaces, maximizing on-site infiltration), and 2) in Carmel, 
most future development will be redevelopment projects which would not be addressed by any 
of the 7 discretionary development project types. 

8 Development categories which trigger the use of the Attachment 4 Design Standards include I) Single-Family 
Hillside Residences, 2) 100,000 Square Foot Commercial Developments, 3) Automotive Repair Shops, 4) Retail 
Gasoline Outlets, 5) Restaurants, 6) Home Subdivisions with 10 or more housing units, 7) Parking lots 5,000 square 
feet or more or with 25 or more parking spaces and potentially exposed to stormwater runoff. 
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The second important difference between the requirements outlined in the Carmel Water Quality 
Protection Ordinance Chapter 17.42 and the requirements of the pending Phase II permit for 
Carmel is that based on criteria adopted by the State Water Resources Control Board, Carmel 
initially does not have to comply with Attachment 4 of the Phase II Permit. During the first 5 
years of the Phase II program the SWRCB has required only municipalities subject to high 
growth or serving populations of at least 50,000 people to comply with Attachment 4. 
Municipalities like Carmel are still required under Phase II to have a "Post Construction Storm 
Water Management" program, however the specific requirements are not well defined. 

The development requirements for the protection of water quality within the Water Quality 
Protection Ordinance exceed those being required in the City of Carmel's initial Phase II permit 
submittal. However, all municipalities are required under Phase II of the federal stormwater 
regulations to "Use an ordinance or other regulatory mechanism to address post-construction 
runoff from new development and redevelopment projects to the extent allowable under State or 
local law. For those Small MS4s described in Supplemental Provision E below, the 
requirements must at lease include the design standards contained in Attachment 4 ... ". The 
Water Quality Protection Ordinance meets this definition. The SWRCB addresses conflicts 
between the Phase II permits and local ordinances by stating, "Those that must comply with 
Attachment 4 shall have a program that is at least as stringent as that contained in the Design 
Standards in Attachment 4." 9 While Chapter 17.43 exceeds the initial requirements of the 
Carmel Phase II Permit, the Chapter is consistent with Attachment 4 and meets the objectives 
described in the Carmel LUP. 

a. Land Use Plan Policies 
The Commission recognizes that new development in the Carmel area has the potential to 
adversely impact coastal water quality through the removal of native vegetation, increase of 
impervious surfaces, increase of runoff, erosion, and sedimentation, introduction of pollutants 
such as petroleum, cleaning products, pesticides, and other pollutant sources, as well as 
effluent from septic systems. Section 30231 of the Coastal Act states that: 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, 
where feasible, restored through, among other means, minimizing adverse 
effects of waste water discharges and entrainment, controlling runoff, 
preventing depletion of ground water supplies and substantial interference with 
surface water flow, encouraging waste water reclamation, maintaining natural 
vegetation buffer areas that protect riparian habitats, and minimizing alteration 
of natural streams. 

New development often results in an increase in impervious surface, which in turn decreases 
the infiltrative function and capacity of existing permeable land on project sites. The reduction in 

9 Phase II Small MS4 General Permit Questions and Answer Document 
(http://www.swrcb.ca.gov/stormwtr/smallms4faq.html) 
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permeable surface therefore leads to an increase in the volume and velocity of stormwater 
runoff that can be expected to leave the site. The cumulative effect of increased impervious 
surface is that the peak stream discharge is increased and the peak occurs much sooner after 
precipitation events. Changes in the stream flow result in modification to stream morphology. 
Additionally, runoff from impervious surfaces results in increased erosion and sedimentation. 

Further, pollutants commonly found in runoff associated with new development include: 

• petroleum hydrocarbons such as oil and grease from vehicles; 

• heavy metals; 
• synthetic organic chemicals including paint and household cleaners; 

• soap and dirt from washing vehicles; 
• dirt and vegetation from yard maintenance; 

• litter and organic matter; 
• fertilizers, herbicides, and pesticides from household gardening or more intensive 

agricultural land use; 
• nutrients from wastewater discharge, animal waste and crop residue; and 

• bacteria and pathogens from wastewater discharge and animal waste. 

The discharge of these pollutants to coastal waters can cause cumulative impacts such as: 

• eutrophication and anoxic conditions resulting in fish kills and diseases and the alteration 
of aquatic habitat, including adverse changes to species composition and size; 

• excess nutrients causing algae blooms and sedimentation increasing turbidity, which 
both reduce the penetration of sunlight needed by aquatic vegetation that provide food 
and cover for aquatic species; 

• disruptions to the reproductive cycle of aquatic species; 
• acute and sublethal toxicity in marine organisms leading to adverse changes in 

reproduction and feeding behavior; and 
• human diseases such as hepatitis and dysentery. 

These impacts reduce the biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes, reduce optimum populations of marine organisms and have 
adverse impacts on human health. 

The goal of the LUP water quality policies is to protect and enhance water quality and the 
beneficial uses of local coastal waters and ground waters from adverse impacts related to land 
development. The objectives of the policies are three-fold: 

• Protect, enhance and restore wetlands, streams, and groundwater recharge areas. 
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• Promote the elimination of pollutant discharge, including nonpoint source pollution, into 
the City's waters from new construction and development through site planning, 
environmental review and mitigation, and permit conditions of approval. 

• Promote Best Management Practices to limit water quality impacts from existing 
development, including septic system maintenance and City services. 

The LUP contains several policies to meet the goal of protecting and enhancing water quality 
and the beneficial uses of local coastal waters and ground waters from adverse impacts related 
to land development. Several policies provide specifically for the requirement of Best 
Management Practices (BMPs) related to siting and design of the project, the construction 
phase of the project, and the post-construction phase of the project. The water quality policies 
in the LUP (G5-7) include requirements for the siting, design, and maintenance of new 
development to prevent or minimize impacts to water quality. Additional policies (05-46) require 
Best Management Practices to mitigate any impacts which cannot be controlled using site 
design and source control methods. 

These policies contained in the Carmel LUP provide for the protection and enhancement of 
water quality and the beneficial uses of local coastal waters and ground waters from adverse 
impacts related to land development. 

b. Local Implementation Plan Provisions 

The Carmel Implementation Plan Chapter 17.42 (Stormwater Quality and Utility) identifies the 
methods by which the city will implement a Stormwater protection program. This section sets up 
the mechanisms the city will undertake to protect water quality "from entering the storm drain 
system." The section outlines the activities under the authority of the Public Works Director that 
are necessary to maintain the City's stormwater and drainage infrastructure and provides the 
director the authority to enforce those provisions when violated. 

Chapter 17.42 identifies the City's authority to review new development and determine if Best 
Management Practices are necessary to "control the volume rate and potential pollutant load" of 
stormwater runoff from new and redevelopment projects. However, there is no process for the 
review of site design and source control BMP as required by Section 05-46 of the LUP for all 
development. In addition, there are no guidelines on how to determine if BMPs are necessary or 
what criteria will be used to determine if water quality has been protected. 

05-46 Use alternative buildings designs, which improve filtration of water through 
landscaping and natural areas. Ensure that all development includes appropriate water 
quality Best Management Practices. 

Under state planning law and the California Environmental Quality Act (CEQA), the planning 
department is responsible for evaluating new development and redevelopment projects, 
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therefore Planning has a key role in implementing Post-construction runoff control measures 10 

and the water quality protection procedures within the LCP. To meet the objectives of sections 
G5-7, 05-46, and P5-194 of the LUP, the Implementation Plan must be expanded significantly 
and the review of "new development and redevelopment" (Chapter 17.42 Subsection 2.D.1.b) 
should be placed under the authority of the Planning Director. See recommended modification 
30. 

G5-7 Minimize Storm Runoff. 

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. As 
part of site approval or as a condition of a tentative map, require permanent storm water 
pollution control measures or systems and an ongoing maintenance program, as 
necessary. 

With the suggested modification (Mod # 49), the Water Quality Protection Ordinance (Chapter 
17.43) will ensure that all development is evaluated for potential adverse impacts to water 
quality and meet the objectives of sections G5-7, 05-46 & P5-194 of the LUP. The Water 
Quality Protection Ordinance defines what activities new development must undertake to protect 
water quality and outlines what applicants should consider regarding Site Design, Source 
Control and Treatment Control BMPs in order to prevent polluted runoff and water quality 
impacts. 

Chapter 17.43 requires the development and submittal of water quality plans that incorporate 
site design modifications and BMPs designed to prevent or minimize impacts to water quality. 
There are two plans outlined in this ordinance with specific objectives for the protection of water 
quality. Plans detailing how stormwater and polluted runoff will be managed or mitigated will be 
required for all projects that require an Erosion and Drainage Control Plan. The basic design 
elements for all projects will demonstrate how the project will use appropriate Site Design and 
Source Control BMPs to minimize adverse effects of the project on water quality. For certain 
categories of development a Water Quality Mitigation Plan will be required showing how 
Treatment Control (or Structural) BMPs will be used (in addition to Site Design and Source 
Control BMPs) to minimize the discharge of polluted runoff from the project. Projects which fail 
to adequately protect water quality using site design and source control BMPs shall be required 
to complete a Water Quality Mitigation Plan 

The Water Quality Protection Ordinance also provides Development Standards, which specify 
BMP selection methods and sizing criteria, requirements for development on steep slopes, and 
standards related to specific types of development (i.e., commercial, restaurants, etc.). 

10 County of Santa Barbara Storm Water Management Program 2003 
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These plans, developments standards, and other provisions of the Water Quality Protection 
Ordinance are necessary to implement the water quality policies of the LUP. The 
implementation of this ordinance will ensure that all development is evaluated for potential 
adverse impacts to water quality and that applicants consider Site Design, Source Control and 
Treatment Control BMPs in order to prevent polluted runoff and water quality impacts resulting 
from the development. The Commission staff finds that with the addition of the provisions of 
Chapter 17.43, the Carmel IP will conform to and be adequate to carry out the water quality 
protection policies of the Carmel LUP. 

Carmel Implementation Plan Chapter 17.44: Subdivision and Lot-Line 
Adjustments 

This section of the Carmel Implementation Plan contains the regulations for new land divisions 
and lot line adjustments between existing lots of record. The subdivision of the City was largely 
completed during the first part of the last century and thus there are very few parcels large 
enough to be further divided. Lot line adjustments do however occur with some frequency as old 
parcel lines are revised to accommodate new ownerships and new development. The basic 
regulations governing land divisions and lot line adjustments are found in the Subdivision Map 
Act (Government Code Section 66410 et seq.) Local jurisdictions may augment the provisions 
of the statute for local implementation but may not provide contrary direction. The Carmel 
ordinance is consistent with this limitation as it adds requirements for the contents of an 
application for a land division or lot line adjustment (Section 17.44.2), a hearing process 
(17.44.4 and 5) and standards for reviewing applications (Section 17.44.3.). 

Section 17.44.2 sets out the requirements for submitting an application to divide or adjust land. 
With one exception, these requirements are complete and will ensure that adequate information 
for a thorough analysis of the proposal is provided. The inclusion of a requirement to identify all 
easements, deed restrictions or other instruments controlling the use, rights or ownership of the 
subject property is particularly useful and ensures that earlier limitations on property to protect 
open space, archaeological resources, public access and the like will not be overlooked in the 
review of the project. One important bit of documentation is, however, missing from the list of 
filing requirements. Because only legal parcels may be divided or adjusted, the application filing 
requirements should also include evidence that the parcel or parcels that are the subject of the 
proposed adjustment or division were legally created. With this addition, this portion of the 
ordinance will be adequate to carry out the policies of the land use plan and be consistent with 
the requirements of the map Act. (Please see Suggested Modification 50). 

Section 17.44.3 lays out the standards and criteria by which proposals for new land divisions 
and lot line adjustments are evaluated. Section 17. 44.3 A requires that subdivisions and lot line 
adjustments must not increase or create a zoning non-conformity and must meet the minimum 
standards established for the zoning district in which the property is located. Land divisions and 
lot line adjustments in the Coastal Zone must not only meet minimum zoning district standards 
such as parcel size but because they are development as defined in the Coastal Act, they must 
also be consistent with the all of the policies and implementing ordinances of the certified Local 
Coastal Plan. Suggested Modification 51 adds this requirement to Section 17.44.3 A. As 
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modified this section of the implementation plan is adequate to carry out the requirements of the 
land use plan. The Section must also be modified to affirm that only legal lots may be further 
subdivided or adjusted. (Please see Suggested Modification 51) 

Section 17.44.4 addresses the approval process for land divisions and lot line adjustments. This 
section requires that all land divisions and lot line adjustments that result in an additional 
buildable parcel must obtain Coastal Development Permits inferring that other divisions and lot 
line adjustments need not be subject to the Coastal Development Permit process. The Coastal 
Act, in Public Resources Code Section 30106 defines "all divisions of land" (except those for 
public recreation purposes) and " lot line adjustments" as development. PRC Code Section 
30600(a) requires that all new development proposed in the Coastal Zone obtain a Coastal 
Development Permit. The Land Use Plan provides policies for the regulation of all new 
development in the City. It is therefore necessary that all new development undertaken pursuant 
to the certified LCP obtain a Coastal Development Permit unless it is exempt under one of the 
subsections of PRC 30610. Land divisions and lot line adjustment, even those that do not result 
in an additional buildable lots, are not among these statutory exemptions and thus are subject to 
the permit requirement. If Section 17.44.4 is revised to eliminate the exemption for certain land 
divisions and lot line adjustments, then this portion of the ordinance will be adequate to carry out 
he provisions of the Land Use Plan and will be consistent with the permit requirements of the 
Coastal Act. (Please see Suggested Modification 52) 

Carmel Implementation Plan Chapter 17.48: Trees and Shrubs. 
This chapter provides standards for protecting trees and shrubs within the City. The standards 
generally address the need to preserve the natural beauty of the City's urbanized forest, and 
maintain the extent and health of the dominant Monterey Pine forest. The LUP protects trees 
and the urban forest character of Carmel through a wide variety of community character and 
urban forest protection policies, including the establishment of a Forest and Beach Commission 
and a City Forester position to regulate tree removal. Some of the most important LUP policies 
include: 

P1-27 Continue to ensure that development, whether commercial or residential, does 
not diminish the village character by excessively blocking important public or private 
views and disturbing natural topography, mature trees, or native growth. 

P1-44 Prohibit the removal of significant trees (as determined by the City Forester) 
unless it would prevent a reasonable economic use of the site or pose a threat to 
health and safety. Locate buildings and other site structures to avoid removal and 
pruning and otherwise minimize damage to existing significant trees. Avoid impacts to 
trees by avoiding/ minimizing impacts to the root protection zone identified by the City 
Forester during the preliminary site assessment. Establish continuity of landscape 
elements throughout each neighborhood. Replace trees removed for construction with 
appropriate trees of the urbanized forest. Require that they be nurtured until well 
established. 
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P1-45 All demolitions, rebuilds, remodels, and substantial alterations shall be 
consistent with the following findings: The development does not require removal of 
any significant trees unless necessary to provide a viable economic use of the property 
or protect public health and safety. All buildings and structures will be setback a 
minimum of 6 feet from significant trees. 

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

P5-59 A void encroachment within the root protection zone of significant trees. 
Removal of significant live Monterey pine trees to facilitate residential development is 
prohibited unless necessary to provide a viable economic use or protect public health 
and safety. 

P5-64 New development shall be sited and designed to avoid or minimize significant 
adverse effects to the forest. Avoid projects that significantly increase building footprint 
to the detriment of trees. No grading, compaction of soils, construction of building walls 
or placement of impermeable surfaces within six feet of trees classified as significant 
shall be permitted. 

The submitted ordinance is generally in conformance with and adequate to carry out the Land 
Use Plan. This includes ordinances prohibiting the removal of significant trees (17.48.78) and 
requiring that all "compaction of soils, construction of building walls, or placement of 
impermeable surfaces" be setback a minimum of six feet from all significant trees (17.48.11A 
(3)). However, a few minor modifications are necessary to address the LUP requirements. First, 
a minor, non-substantive language clarification is need to section 17.48.3 concerning 
"exemptions" to avoid confusion in implementation. Second, in addition to allowing removal of 
trees that pose a danger to human health, the section addressing the removal of trees without 
adequate posting needs to be clarified so that only a threat to physical property from trees, not 
simply a "loss," is a basis for such removal (Modification 54). 

Third, the standards addressing removal of significant trees (17.48.7) need to be clarified 
through minor grammatical change that the land area within six feet of a significant tree is to be 
included in the assessment of whether sufficient space exists on a residential building site. That 
is, even though the general LUP rule is that no development should occur within six feet of a 
significant tree, this area should nonetheless be considered for development, short of removing 
a tree, if there is no way otherwise to avoid a takings of private property, and if such 
encroachment is appropriately mitigated (other sections of the ordinance provide for this). In 
addition, in the same section, the finding that use of a variance to avoid tree removal is 
"inappropriate" needs to be qualified so that it is clear that this means only significant 
inconsistencies with other requirements of the LCP would potentially override the need to 
protect significant trees (Modification 55). 
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Fourth, the policy for replacement of trees needs to be amended to assure that a significant 
population of native Monterey pine and coast live oaks are maintained on a City-wide basis, 
consistent with the LUP requirements, and to assure that only native Monterey pine stock is 
used. Genetic contamination of the native Monterey pine population on the Monterey peninsula 
is an on-going concern, and special attention needs to be paid to not importing non-native stock 
into the area (Modification 56). 

Finally, the submitted ordinance directs the City Forester to remove all dead trees and shrubs 
from public property. While this may be generally appropriate, the Monterey pine ESHA areas in 
Pescadero Canyon and Mission Trails Park need to be excluded from this general directive. It 
may be important to leave dead and dying trees in these protected areas in order to maintain 
and protect the natural functioning of these ESHAs. Other ESHA protection policies, or if 
necessary, public nuisance sections of the Tree and Shrub ordinance, are the appropriate 
policies to govern tree removal in ESHA (Modification 57). With these minor modifications the 
Tree and Shrub ordinance is in conformity with and adequate to carry out the certified Land Use 
Plan. 

Carmel Implementation Plan Chapter 17.52 Permit Procedures 
Chapter 17.52 of the Carmel Implementation Plan is the section of the zoning ordinance that 
provides the regulations for processing Coastal Development Permits in the City and also 
describes the various exemptions from the Coastal Development Permit (CDP) requirement as 
stated in the Coastal Act and the Commission's regulations. Local Coastal Plan permit and 
exemption procedures must be consistent with the permit and exemption provisions of the 
Coastal Act (Public Resources Code Section 30000 et seq.) and the companion regulations 
(California Code of Regulations, Title 14, Division 5.5 ,Section 13001 et seq. ) Although many 
other sections of the statute and the regulations apply to the permit process, Sections 13560 
through 13574 of the Commission's regulations offer specific guidance on the minimum 
requirements for local CDP procedures and Sections 13250 through 13253 specifically address 
the exemptions to the CDP requirement found in the Coastal Act. In general, the Carmel 
ordinance is consistent with the parallel provisions in the Coastal Act and the regulations, 
however, in some instances needed provisions are missing, others are mis-stated and some of 
the proposed exemptions are not included in those allowed under the terms of the Coastal Act. 

Chapter 17.52: Description of the Sections: This portion of the ordinance outlines the various 
topics included in this chapter (Public Hearings, Use Permits etc.) Most of the items that are 
typically included in an ordinance dealing with permit procedures are included, however, a few 
key provisions are missing. As proposed, the ordinance does not state a purpose, does not 
describe the requirement for CDPs and does not provide for Commission review of certain 
easements. The purpose section of an ordinance is important because it states the reason for 
the particular section, in this case, the purpose is to provide the regulations for processing 
COP's in a manner that carries out the intent of the City's LCP. Provisions for the requirement 
for a CDP is needed because they define the type of development that needs a CDP, the City's 
jurisdiction over COP's, and when a CDP must be issued by the Coastal Commission rather 
than the City. Finally, the Commission regulations provide for review of public access and open 
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space or conservation easements attached to locally approved COP's by the Executive Director 
of the Coastal Commission (CCR 13574). As revised to include these provisions, the 
"Description of the Sections of Chapter 17.52 " will be adequate to carry out the policies of the 
land use plan and with the applicable Commission regulations for the content of Implementation 
Plans. (Please see Suggested Modifications 58, 59, and 60) 

Chapter 17.52.2: Development Applications : Section 17.52.2 A of the ordinance requires "any 
development activity subject to discretionary review and approval" must file an application 
seeking that approval. The term that triggers the need for a permit, "activity subject to 
discretionary review" is not defined and may not include all development as defined in the 
Coastal Act. In order to avoid confusion and ensure consistency with the Coastal Act 
requirement that in order to certify and transfer COP authority to a local jurisdiction, the 
jurisdiction must agree to process COP's for all coastal development that is subject to the permit 
requirement, this section must be modified to state that any development, as defined in Section 
17.70.2, that is not otherwise exempt from the COP requirement must apply for a permit. As 
modified, this section is consistent with the requirements of the Coastal Act for processing new 
development and is, thus, adequate to carry out the policies of the certified Land Use Plan. 
(Please See Suggested Modification 61) 

Section 17.52.2.0 of the ordinance outlines the time limits for processing permits under the 
Permit Streamlining Act. It is appropriate to include this information in the ordinance because a 
Coastal Development Permit is considered a " development permit" under the PSA thus 
triggering the time limits set out in that statute. Failure to meet the time limits laid out in the PSA 
may result in loss of jurisdiction over a project and the automatic approval of a project. Sections 
17.52 D (1) and (2) accurately summarize the PSA provisions for filing of applications and 
mandatory action time limits for projects that are either exempt from CEQA or subject to a 
Negative Declaration. Section 17.52.0 (3) however purports to limit the amount of time it can 
take to prepare an Environmental Impact Report but does not state how much time the City has 
to act on a project once the EIR has been prepared and certified. The PSA provides that once 
the EIR is certified, then the local jurisdiction must act on the project within 180 days unless the 
time for preparation has been extended. If the one year time limit for the preparation and 
certification of an EIR has been extended (the maximum extension is 90 days) the City must act 
on the project within 90 days of certification of the EIR. (Government Code Section 65950(a) 
(1)) Therefore, in order to observe the .action time limits for development for which an EIR has 
been required so as to avoid losing jurisdiction, this section of the ordinance must be revised. 
Please see Suggested Modification 62 to 17.52.2.0 to require action on a project within 180 (or 
90) days of certification of its EIR. 

Section 17.52.3 Duties and Powers of the Director: This section of the zoning ordinance details 
the duties and responsibilities of the City Planning Director. Section 17.52.3 E states that one of 
the duties of the Director is to determine the applicable procedural path for a proposed project 
and whether the project is appeallable to the Coastal Commission. This section provides an 
appeal process for the Director's determinations regarding Coastal Development Permits by 
stating that the decision may be "appealed in compliance with Chapter 17.52 Appeals and 
California Code of Regulations Section 13569." Chapter 17.54 rather than 17.52 deals with 
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appeals but does not contain any specific direction for appealing these types of decisions 
regarding how a permit will be processed and thus it is unclear why it is referenced in this 
section. The reference to CCR Title 14 Section 13569 is appropriate because that regulation 
contains a specific procedure for challenging a determination on how to treat an action on a 
COP for processing purposes. If revised to delete the ambiguous reference to 17.52 Appeals, 
this section of the ordinance will provide a clear process for resolving challenges to the 
Director's decision and will be adequate to carry out the policies of the certified Land Use Plan 
in the event of a dispute. Please see Suggested Modification 63. 

Section 17.52.6 Development Excluded from Coastal Permit Requirements The Coastal Act 
(PRC 30610 and 30106) and the Regulations CCR 14 Sections 13250 through 13253 exempt 
certain types of development from the Coastal Development Permit requirement. Development 
exempted from this requirement is minor in nature and, as limited in the regulations, has virtually 
no potential for causing any adverse impacts on coastal resources. The Carmel Implementation 
Plan therefore appropriately includes a section to provide for these exemptions, however in 
some instances the exemptions do not completely parallel those allowed in the Coastal Act and 
by the Commission Regulations. If revised to be consistent with the exemptions allowed by the 
statute and companion regulations then the section will be adequate to carry out the certified 
Land Use Plan by ensuring that all development that is not specifically exempted will be 
processed as a COP. Please see Suggested Modification 64. The Commission notes that if the 
City would like to exempt development that falls outside the exemptions in the Coastal Act, the 
Council may wish to pursue a Categorical Exclusion for these types of projects as the current 
Categorical Exemption will expire upon certification of the LCP (CCR 14 Section 13249 (b)). 

Section 17.52.7 Public Hearings: This section of the ordinance generally requires that all 
development proposals that are appeallable to the Coastal Commission must be the subject of a 
public hearing. An exception is made for projects that are consistent with the LCP, require only 
an administrative approval and will not either individually or cumulatively result in adverse 
impacts on coastal resources. Consistent with Section 30624.9 of the Coastal Act, public 
hearings for these types of projects can be waived if no member of the public, after proper 
notice, requests a hearing. The Carmel ordinance is mostly consistent with the provisions of the 
Coastal Act, however, the notice provision (17.52.7.C.1) for projects of this type fails to meet 
minimum standards because it relies on the noticing requirements for Non-Appeallable 
development (Section 17.52.14). The fact that some appeallable development may avoid the 
requirement for a public hearing does not make the development non-appeallable and therefore 
notice for all appeallable development must be according to Section 17.52.13 which outlines 
notice requirements for appeallable projects. As revised to provide for the correct notice 
procedure, this section of the ordinance is consistent with Coastal Act provisions and will be 
adequate to carry out the certified Land Use Plan. Please see Suggested Modification 65) 

Section 17.52.7.C. 2 which states "No request for public hearing is received by the City within 
10 calendar days from the date of the City sending the notice" (emphasis added) must also be 
revised because it is inconsistent with the statutory provisions for waiving the hearing 
requirement which provide a different time period as follows PRC Section 30624.9 (b) (2) as 
follows; " No request for a public hearing is received by the local government within 15 working 
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days of sending the notice pursuant to paragraph (1). (emphasis added) . Please see 
Suggested Modification 65. 

Section 17.52.8: Final City Action on Coastal Development Permits: This section of the 
ordinance outlines the procedure for notice from the City to the Coastal Commission and 
interested parties of the City's final action on a COP and also provides for notice in the event the 
City fails to act on a COP within the time limits of the Permit Streamlining Act. This section is 
generally consistent with the applicable requirements but Section 17.52.8 A should be clarified 
to state that the 'City will not notify the Commission of their final action until all local appeals or 
appeal periods have been exhausted as required by CCR 14 Section 13570. This clarification is 
needed in order to avoid the confusion of having the Commission start an appeal period on an 
item that is subsequently appealed locally. The section should also be revised to include a 
description of he contents of the notice of final local action pursuant to CCR 14 13571. With 
these small revisions, this section is consistent with the Coastal Act and Commission 
regulations for the orderly notice of final local actions on a COP. Please see Suggested 
Modifications 66 and 67. 

Section 17.52.13 Notice of Public Hearing: This section of the ordinance provides the noticing 
regulations for permit items that require a public hearing. Although not stated in the section, 
these requirements will also apply to appealable COP's. A clarification to this effect should be 
added as the Commissions regulations require local governments to have specific notice for this 
type of development (CCR Title 14 Section 13565 gives the minimum requirements). Please 
see Suggested Modification 50. Section 17.52.13.A.2 "Contents of Notice" is deficient because it 
does not provide for a statement that the project is in the Coastal Zone, does not outline the 
procedures for filing local or Coastal Commission appeals and does not specify whether any 
local appeal fee is charged as required by Section 13565 (1) and (7) of the Commission's 
regulations for local notice. The ordinance is also inconsistent with Section 13565 regarding 
who is noticed. The regulations require that all property owners and occupants within 1 00' of the 
perimeter of the subject parcel must receive notice. The City ordinance limits notice to 
occupants to only those who occupy parcels contiguous to the subject property. (Section 
17 .52.13. 8.6) If revised to include all required information in the notice and to provide notice to 
occupants consistent with the regulations, this section of the ordinance will be consistent with 
the applicable requirements. Please see Suggested Modifications 68. 

Section 17.52.14 Notice of Non Appealable Development: This section of the ordinance 
provides the notice requirements for projects that are not appealable to the Coastal Commission 
and may, or may not, be subject to a public hearing. As with the previous section on notice of 
appealable items, this portion of the ordinance is inconsistent with the minimum standards found 
in section 13568 of the Commission regulations. Section 13568 (a) (1) (3) and (6) require that 
notice shall be published in the newspaper if the item is to be heard by the Planning 
Commission, notice shall be given to property owners within 300' of the subject property and the 
notice shall contain a statement that the project is in the Coastal Zone. If the Carmel ordinance 
is revised to include these provisions then it will be consistent with the regulations cited above. 
Please see Suggested Modification 69. The Commission's regulations also outline the contents 
required in a notice of non-appealable coastal development (CCR 13568 (b)). The Carmel 
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ordinance relevant to the content of the notice is missing a statement of the general procedure 
of the local government concerning the submission of public comments (136568 (b) (6)) and a 
statement that a public comment period of sufficient time to allow for the submission of 
comments by mail will be held prior to the local decision (13568 (b) (7) ). If revised to include 
these statements, the ordinance will be consistent with the minimum standards for notice laid 
out in the Commission's regulations. Please see Suggested Modification 70. 

Section 17.52.17; Emergency Coastal Permits This section of the ordinance authorizes the City 
Planning Director to issue emergency COP's. It closely follows the format of the Commission's 
regulations on this subject and is consistent with the provisions for emergency permits found in 
the Coastal Act and regulations. The definition of "emergency" is the same found in section 
13009 of the Commission's regulations. The Commission notes that the authority of the 
Planning Director to issue emergency permits does not extend to the authority to waive permit 
requirements for certain types of emergencies as laid out in Section 30611 of the Coastal Act. 
That authority remains with the Executive Director of the Coastal Commission. 

Carmel Implementation Plan Chapter 17.54 Appeals 
Section 17.54 Appeals This Chapter of the ordinance provides for a local appeal process and 
for appeals to the Coastal Commission. 

Section 17.54.1 identifies the appellate bodies within the City and to the Coastal Commission 
and requires appellants to observe the correct hierarchy of hearing bodies. For example, 
appeals of actions of the City Forester on an appealable COP are made to the Forest and 
Beach Commission, appeals of the Forest and Beach Commission are made to the City 
Council, and then on to the Coastal Commission. This requirement that all local appeal options 
be exhausted before going to the Coastal Commission is an acceptable practice unless an 
appeal fee is charged. According to the Coastal Commission regulations, if a fee is charged as 
is the case with the City of Carmel, then a qualified appellant has the option of appealing directly 
to the Coastal Commission (CCR 14 Section 13573). Although this provision is stated 
elsewhere in the Appeals Chapter, (Section 17.54.5 D), the mandatory language of 17. 54.1 
appears to require that all local appeal avenues must be taken before an item can be appealed 
to the Coastal Commission. If a reference to Section 17.54.5 D is added to 17.54.1 then the 
appearance of a conflict in requirements for appeals will be resolved and this section will be 
consistent with the regulations. Please see Suggested Modification 71. 

Section 17.54.2 of the ordinance correctly states the types and locations of projects that may be 
appealed to the Coastal Commission. Section 17.54.3 of the ordinance states the grounds on 
which an appeal of a Coastal Development Permit must be made. The grounds stated are from 
an earlier version of the Coastal Act that has since been revised. The new basis for appeal is 
simply conformance, or lack thereof, with the certified Local Coastal Plan and the public access 
policies of the Coastal Act. If revised to update the grounds for appeal, this section will be 
consistent with the relevant provisions of section 30603 of the Coastal Act. Please see 
Suggested Modification 72) 
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Section 17.54.4 of the ordinance provides the rules for filing appeals with the various appellate 
bodies. 

Sections 17.54.4 A 3 and 17.54.4 B 3 state that" in no case shall a decision ...... be ripe for 
appeal to the Coastal Commission until after the exhaustion of all local appeal processes ... ". As 
discussed earlier, this statement conflicts with both the Commission's regulations and with 
section 17.54.5 D of the City's ordinance that allow appellants the option to appeal directly to 
the Coastal Commission when a fee is charged to pursue a local appeal. If revised to delete this 
statement, then the ordinance sections will be internally consistent and consistent with Section 
13111 of the Commission's regulations. Please see Suggested Modifications 73 and 74. 

Section 17.54.4 C outlines the process for appealing items to the Coastal Commission and is 
generally consistent with the Commission's regulations relevant to this procedure. A few 
clarifications and revisions are, however, needed for full consistency. Subsection C states that 
the local approval of a project will be effective on the 1Oth working day after the Commission 
has received notice from the City and a local appeal has not been filed. To avoid confusion 
about the end of the appeal period, this statement should be revised to indicate that the appeal 
period ends at the close of business, 5:00 PM on the 1Oth working day after receipt of an 
adequate local notice per sections 13570 and 13571 of the Commissions regulations. The 
statement regarding local appeals should be deleted because all local appeals must be 
exhausted before a final local action notice can be sent to the Commission (CCR, Title 14 
Section 13570). Please see Suggested Modification 75. This section also limits the method by 
which appeals can be submitted to the Commission to personal delivery to the Commission 
office or sending by first class mail. The Commissions regulations do not specify how appeals 
are received (CCR 13111 (b)) and thus the limitations imposed by the City's ordinance are 
inconsistent with this regulation. 

Section 17.54.8 Appeals: This section of the ordinance identifies the parties who are eligible to 
lodge an appeal. For decisions of the Planning Director, the City Forester, The Planning 
Commission, the Design Review Board and the Historic Resources Board, any aggrieved party, 
who so states under oath, may appeal the decision. (17.54.8A) The ordinance does not 
however define an "aggrieved " party and the requirement to state one's status under oath 
appears onerous and is not required by the Commission's regulations governing appeals. If 
revised to include a definition of an "aggrieved" party, specifically identify the Applicant as 
having standing to appeal and delete the requirements for oaths, Section 17.54.8A will be 
consistent with the applicable regulations. Please see Suggested Modification 78. 

Subsection B relevant to appeals of City Council decisions, states that "any person, including 
the Applicant, any two members of the Coastal Commission, or the Executive Director of the 
California Coastal Commission may file an appeal of City Council action." This provision is at 
odds with the requirements of the Coastal Act and the Commission's regulations which limit 
appellants to aggrieved parties as defined in PRC Section 30801, the Applicant and any two 

California Coastal Commission 



130 I CML-IP-SUB-R2 Carmel-by-the-Sea Implementation Plan submittal Staff Report 2.4.04.doc 

members of the Coastal Commission. If revised to mirror these limitations, the section will be 
consistent with the cited requirements. Please see Suggested Modification 77. 

Carmel Implementation Plan Chapter 17.56 Restricted Commercial Uses 
In order to preserve the primarily residential village character of Carmel, Chapter 17.56 
establishes numeric and size limitations for certain restricted commercial uses consistent with 
the underlying land use designations. The ordinance also lays out the rules for establishment, 
cessation, and abandonment of restricted uses. Along with jewelry stores, restaurants, and 
coffee houses, the City has established a limit on the number of visitor-serving hotel/motel units. 
The number is based on the existing mix of visitor-serving rooms and residential homes in the 
village. The City's certified Land Use Plan requires the City to maintain the existing balance 
between these uses and to establish standards that support the improvement/replacement of 
existing motel facilities and to enhance the aesthetic character of these uses (04-11). The LUP 
also requires the City to periodically evaluate whether an appropriate balance of land uses is 
being maintained (P4-58). It appears from review of the ordinance, that the restricted 
commercial use standards are adequate to carry out the intent of the LUP policies with the 
possible exception of having an implementing mechanism for re-evaluating the appropriate 
balance of land uses. Carmel is an extremely popular visitor-serving destination and thus, it is 
imperative that the mix of residential to visitor serving uses be maintained. The Commission is 
therefore recommending a modification to the City's Implementation Plan designed to evaluate 
the mix of land uses and take necessary steps to preserve the existing balance of uses. As so 
modified, the Chapter 17.56 of the Implementation Plan is adequate to carry out the intent of the 
certified LUP. (Please see suggested Modification 79). 

Carmel Implementation Plan Chapter 17.58 Design Review 
This chapter establishes the standards and procedures for conducting design review and is 
applicable to development within the City's residential and commercial districts. As proposed, 
the chapter identifies the filing requirements and submittal standards, coordination of review, 
noticing requirements, and design review responsibilities. It establishes a two-track design 
review process, which provides for expedited review of non-discretionary requests and a more 
thorough evaluation of discretionary items. Examples of the types of development applicable to 
each design review track are listed for easy reference and the bulk of the chapter is dedicated to 
residential design review since there are far fewer commercial sites and the vast majority of 
them already developed. 

As envisioned, most track two developments would require a preliminary site assessment by a 
city planner and forester that would provide the project applicant with site-specific information to 
be considered when designing the project as well as to aid City planners during project review. 
The next step in the design review process is the design concept review. A design concept plan 
is submitted by the applicant for review by either the Design Review Board or Planning 
Commission. These review bodies evaluate each project for compliance with the City's Design 
Guidelines (IP Appendix C) and consistency with the General Plan, Local Coastal Program, and 
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all applicable provisions of the zoning code. Once an applicant has received a design review 
approval, the third and final step of the process is initiated. Step three is the final details review 
which centers mainly on the exterior treatment of the structure. A final details design plan is 
submitted by the applicant to the assigned review board for review and approval of the "finishing 
touches." Once again the Board or Commission evaluates each project for consistency with the 
City's Final Design Details guidelines (IP Appendix D). In addition to evaluating the project for 
consistency with the applicable design concept and final details standards, the assigned review 
board is required to make findings for project compliance with the City's more general 
policies/standards. Prior to receiving final design review approval, specific findings must be 
made. The chapter concludes with the City's enforcement title that requires development to 
proceed in compliance with the granted approvals. Any deviations or modifications must be 
approved pursuant to the requirements of the chapter. 

As submitted, chapter 17.58 outlines a well-thought out process for negotiating the City's design 
review procedures. The process should work smoothly for most development that can be 
envisioned in the commercial and residential districts. As a result, the Commission is not 
proposing any significant changes to the design review framework, but instead recommending 
appropriate modifications to address the review process for historic resources. This includes 
expanding the purview of the City's Historic Resource Board to include review and approval of 
changes affecting historic resource as well as making recommendations to the Planning 
Commission and Design Review Board for projects that do not involve a historic resource within 
the City's newly created Downtown Conservation District. The creation of the Downtown 
Conservation District along with the additional review and oversight by the HRB is intended to 
distinguish the unique character and attributes while protecting the general design context of the 
downtown's historic commercial properties. 

The first suggested modifications deal with the applicability of design review and the general 
requirements and responsibilities of the various review bodies. These modifications establish 
that design review is required for all new development, and/or for those projects that require a 
coastal development permit. See Recommended Modification 80. 

Recommended Modification 81 routes all proposed remodels and alterations in the Downtown 
Conservation District through the Historic Resources Board to ensure that any approved 
changes are in keeping with the character of the area. Certified Land Use Plan policy P1-63 
requires that the special and unique character of Ocean Avenue be protected. The LUP also 
requires the City to protect and preserve the historic architecture that represents the character, 
ambiance and established design context of the commercial area (P1-66), as well as, to retain 
the scale and variety of design in the retail core when considering changes to non-historic 
buildings. Taken together, the City is obligated to prevent any changes which may adversely 
affect the unique character as expressed by scale, variety of design, historic and non-historic 
architecture in the commercial core (i.e., Downtown Conservation District). Storefront 
remodels/alterations have the potential to alter the character of the commercial core and thus, 
an administrative approval may not be adequate to address these impacts. As submitted, the IP 
standards are not adequate to carryout the intent of the referenced LUP policies. To address 
this, the Commission is recommending modifications limiting alterations of historic resources 
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under the Track One Design Review process to minor alterations as defined in 17.32.15 and to 
require review of any storefront changes within the Downtown Conservation District by the 
Historic Resources Board. As modified, the Implementation Plan standards are adequate to 
carryout the intent of the LUP. See Recommended Modification 81. 

Third, with respect to Track Two Commercial Design Review projects, the Commission is 
recommending minor edits to clarify that all development as defined in chapter 17.70 is subject 
to the coastal development permit requirements of the LCP and again requiring that all projects 
involving historic resources be subject to review by the Historic Preservation Board. See 
Recommended Modification 82. 

With respect to residential design review, the submitted Implementation Plan allows Track One 
(ministerial) review for many types of development in the R-1 district including expanding the 
floor area of existing homes up to 15%. This allowance is intended to provide homeowners and 
builders with the flexibility to expand residences without having to negotiate the more lengthy 
Track Two review process. Though this standard is well intended, it may not provide the level of 
review necessary to protect the unique natural and built environment for which Carmel is well 
known. As such, expansion of floor area under Track One review may not be adequate to carry 
out the intentions of the policies developed in the certified land use plan. The LUP contains a 
whole host of policies designed to protect the character of the community. Policy P1-37 requires 
design review for exterior remodels that significantly affects the character or appearance of 
structures and sites in the R-1 district. Other policies are geared towards maintaining simplicity 
and modesty of design, coordinating open space, providing visual relief between buildings, 
protecting coastal waters, avoiding out-of-scale development, and maintaining privacy and solar 
access (P1-40, P1-41, P1-46, 05-43, 05-44, P1-51) to name a few. As submitted, the 
implementation plan standard would not prevent a significant disruption of the character 
elements identified in the certified land use plan. The Commission is therefore recommending 
that Section 17.58.4.A.1.a be modified to limit Track One Design Review of residential projects 
that expand the footprint or height of a structure to 10% or less above existing conditions and 
likewise limit the number of times a structure may be altered under this section to once only. 
See Recommended Modification 83. In addition, for projects that do meet the criteria for Track 
One review, the recommended modification also grants the Planning Commission the discretion 
to require Track Two Design Review if the project does not comply with other LUP goals such 
as maintaining visually compatibility with the surrounding area and minimizing grading and 
landform alteration. 

Recommended Modification 84 is needed to clarify the applicability of when a site assessment 
is required for Track Two Design Review of residential projects. As submitted, the preliminary 
site assessment is required for new construction and rebuilding, though there are other 
development activities such as alterations to structures or dwellings that have the potential to 
adversely affect the built and natural environment. Land Use Plan policy P1-42 specifically 
requires a site assessment for all new development that expands the footprint or involves a 
second story addition. P1-44 requires that impacts to trees be avoided by minimizing impacts to 
the root protection zone identified during the initial site assessment. Thus, Recommended 
Modification 84 qualifies the list of identified development activities that require a site 
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assessment to include expansion of the footprint of any structure by 1 0% or greater or 200 
square feet whichever is greater. Site assessment is extended to projects that propose grading 
of 25 cubic yards or more and any development requiring the removal of trees. These 
modifications will prevent changes that may result in the loss of residential character or 
exacerbate erosion and runoff or adversely impact significant trees. Also, since the Design 
Concept and Final Details review are largely dependent upon an initial site assessment, it will 
provide both the applicant and the planner(s) with the underlying information necessary to 
thoughtfully design residences that are compatible with the character of the neighborhood. 
Please see Recommended Modification 84. 

As noted above, the City's design review process for Track Two projects relies primarily on a 
site assessment to identify the existing characteristics of the site and neighborhood, public way, 
historic resources, and forest landscape. The Implementation Plan identifies specific criteria for 
evaluating the forest and trees on a project site as well as the landscaping and design 
characteristics within the public right-of-ways. And though, the certified LUP (P1-44) requires 
that a that the site assessment also include investigation of all potential historic resources, the 
survey criteria for documenting said resources has not been fleshed out. Recommended 
Modification 85 establishes the criteria for the initial site assessment by planning staff and 
generally outlines the subsequent steps for notice to the Historic Resources Board and further 
review and historic determination by a qualified professional. So that the City should not bear 
the cost of consulting with state-certified qualified professionals, modification 67 also requires 
applicant's to submit a filing fee adequate to cover the cost of any required historic investigation 
prepared by a qualified professional. 

Recommended Modification 86 provides additional guidance to the Design Review process for 
project involving historic resources. Any changes to historic resources must be carried. out in 
accordance with the Secretary of Interior Standards for rehabilitation of historic structures. All 
approved changes must be accompanied by a determination of consistency pursuant to the 
Historic Preservation Section 17.32.14. Modification 89 is effectively implements similar 
modifications required by the Historic Preservation element of the Implementation Plan. 

The final two recommended modifications are necessary to require mitigation for unavoidable 
impacts resulting from development and to allow the City to levy fines for failure to comply with 
conditions of approval projects. Please see Recommended Modification 88. 

As submitted, the City's Design Review standards are inadequate to carry out the intent of the 
certified Land Use Plan. Only as modified can Chapter 17.58: Design Review be found 
consistent with and adequate to implement the policies of the certified LUP. 

Carmel Implementation Plan Chapter 17.62 Reclassifications and 
Amendments 
This chapter establishes a process for review and adoption of the City's General Plan, Zoning 
Ordinances, Local Coastal Plan, and specific plans, and for the review and adoption of 
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amendments to said documents. The chapter outlines the steps required to initiate amendments 
and changes, a brief overview of the evaluation process, and noticing requirements. With 
respect to amendments to the Local Coastal Program, though LCP amendments are allowed, 
the ordinance does not provide any guidance/filing requirements for making a formal LCP 
amendment. The Commission recommends Modification 91 that provides the minimum filing 
requirements for all LCP amendments to the certified LCP. As modified, Chapter 17.62 is 
adequate to carry out the intent of the certified land use plan. 

Carmel Implementation Plan Chapter 17.64 Findings 
This is the section of the Carmel Implementation Plan that describe the contents of required 
findings for various City actions on permit items (use permits, variances, residential 
development etc.) With the lone exception for Design Concept approval for proposed residential 
development that requires a finding that the approval is consistent with the " coastal Land use 
plan", the various sections do not mention conformance with the certified LCP and as, 
appropriate, with the Public Access Policies of the Coastal Act as required by CCR 14 13570. 
Because all of the various developments, for which separate findings are required, must also 
obtain Coastal Development Permits, deletion of the one, incomplete reference in 17.64.8 AS 
and a modification to add findings for Coastal Development Permits will satisfactorily address 
this omission. Please see Suggested Modification 92. 

This section also includes the required findings to allow adverse changes/impacts to historic 
resources. Though demolition of historic resources is prohibited (see section 17.30.1}, policy 
P1-104 will allow alterations of historic resources that are not consistent with the Secretary's 
standards, if it is determined through environmental review that there are no feasible 
alternatives that are consistent with the Secretary of Interior Standards. As submitted by the 
City, adverse impacts to historic resource may be permitted if either 1) there are economic, 
legal, social, technical, or other benefits of the proposed project that outweigh the unavoidable 
adverse impacts; and 2) there are no feasible alternatives or mitigation measures that will 
enable the property owner to make a reasonable economic use of or return on the property. The 
land use plan policies do not identify project benefits or reasonable economic use as factors in 
determining whether a significant adverse impact to historic resources may be allowed. Thus, 
the Commission is recommending that it be removed from consideration. See suggested 
Modification 93. 

This section of the ordinance has also been modified through the review of other chapters of the 
zoning ordinance. For example, the Findings required for the reconstruction of non conforming 
structure (17.64.13) was modified as part of the analysis of the Chapter on Non Conforming 
Uses and Structures (17.36). 

Finally, a recommended modification was added to include specific finding language required by 
Land Use Plan policy P1-45 for design study approval. Please see Modification 94. 
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Carmel Implementation Plan Chapter 17.66 Enforcement 
This chapter of the submitted Implementation Plan identifies the City's standards for 
inspections, nuisance abatement, violations, and revocation of permits. The City reserves the 
right to make inspections and enforce the provisions of the planning and zoning code including 
ordering an abatement of public nuisance and hazards. Violations of this title could result in 
arrest or issuance of a citation for an infraction or misdemeanor. The City also retains the right 
to hold a public hearing for revocation of any permit. Since it was not explicitly stated, suggested 
modification 95 allows the City to enforce the provisions of the LCP and the Coastal Act 
pursuant to the provisions of the Public Resources Code section 30800 - 30822 in addition to 
all other available remedies. Any person who performs or undertakes development in violation 
of the LCP or inconsistent with any coastal development permit previously issued may, in 
addition to any other penalties, be civilly liable in accordance with the provisions of Public 
Resources Code Section 30820. 

Carmel Implementation Plan Chapter 17.70 Definitions 
Chapter 17.70 of the City's Implementation Plan is the definitions of terms used throughout the 
ordinance. Staff has suggested seven modifications to either revise or add terminology that it 
warrants are necessary to provide clarity in interpreting the standards and ordinances contained 
herein. Recommended Modification 96 includes new definitions for "coastal plan," 
"Environmentally Sensitive Habitat Area (ESHA)," and "feasible." These terms are used 
throughout the ordinance and Ia definition is needed to provide consistency in their use. The 
remaining terms, "site coverage," "rebuild," "demolition," and "substantial alteration" are already 
provided in the definitions but require a measure of revision to bring them in-line with common 
use and interpretation. For instance, as submitted, decomposed granite was listed under the 
definition of "permeable" site coverage. After consultation with the Commission's Water Quality 
unit, it was determined that decomposed granite belonged in the category of materials that are 
"impermeable." The definition of substantial alteration seemed so broad as to encompass even 
the smallest visual change or exterior design modification. Furthermore, the definition as 
provided, conflicted with the definition provided under Alterations, which states that substantial 
alterations are those alterations for which discretionary approval is required. Thus, the 
modification suggested by staff adopts this later interpretation, which narrows the scope of 
substantial alterations to more significant changes while also eliminating the inconsistency 
between the two definitions. 

The Implementation Plan definition of "demolition" represents a significant departure from the 
definition the Commission has been working under and that which was adopted in 
Commission's Categorical Exclusion Order E-77-13. In essence, the new definition is the 
complete obliteration or removal of all above ground materials -a sort of scorched earth 
approach. This interpretation could lead to the loss of a significant number of historic resources 
and adversely impact the City's efforts to preserve historic resources and the character of the 
community. As identified in Land Use Plan policy P1-104, demolition of historic resources are 
prohibited. Section 17.30 of this ordinance, provides for demolition of historic resources only 
when required to preserved public health and safety. However, as currently defined, all but one 
short linear section of wall could be removed and it would not be considered a demolition. Under 
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the exclusion order (E-77-13), removal or obliteration of 50% or more of a building or structure 
qualifies as a demolition. Many other localities also define demolition as something less than 
complete removal or obliteration. Thus, in order to bring the City's ordinance into conformance 
with the certified land use plan, recommended modification 75 revises the definition of 
demolition to be the removal of 50% or more of the exterior materials or framing within a 24 
month period. It also qualifies that wall segments left which are less than 10 linear feet in length 
are considered removed as are roof segments measuring less than 1 00 square feet in area. 
Only as modified, can the Implementation Plan definitions be found consistent with and 
adequate to carry out the intent of the certified Land Use Plan. 

Similarly, a recommended modification is needed to re-define what is called, "rebuilding." 
Rebuilding is a euphemistic term that encompasses demolition. As submitted, it is making 
extensive repairs or modifications (i.e., 50% - 100%) to an existing building or structure and 
includes "the removal or takedown from any building or structure of 50% or more of both the 
structural framing and cladding of exterior walls or 50% or more of both the structural framing 
and covering of the roof." Aside from having the same problems associated with the current 
proposed definition of demolition, rebuilding has a somewhat altogether different connotation. 
Whereas demolition implies a destructive activity, rebuilding implies a constructive activity. The 
proposed definition of rebuild includes both and is therefore confusing. Thus, in order to clear up · 
the confusion and bring the definition into compliance with the LUP (see demolition discussion 
above), the recommended modification deletes the reference to removing materials and 
narrows the scope of rebuild to simply constructive activities. As modified, the definition is 
adequate to carry out the intent of the certified land use plan. 

Carmel Implementation Plan Appendix A: Shoreline Management 
Appendix A is the City's Shoreline Management Plan (SMP) and its emergency action response 
plan. The SMP is a specific plan related to the shoreline, including policies related to hazards, 
access and recreations, and other coastal resource issue areas associated with western edge 
of the village, seaward of the first public road. The SMP includes background information on 
both the natural resources and manmade improvements along the Carmel shoreline in addition 
to policies designed to manage, maintain, and preserve it for future generations. Though the 
background data provides an initial assessment of the existing shoreline condition, additional 
analysis is needed to further identify and understand shoreline processes in the area, and the 
impacts of the City's ongoing management and maintenance practices. This is particularly true 
as the SMP relates to the emergency action response plan which appears to pre-authorize 
development outside the coastal permit process. 

For example, the City's Emergency Action Response Plan identifies a number of shoreline 
activities that typically require coastal development review and approval, which have the 
potential for significant adverse impacts including introducing additional fill, concrete grout, and 
boulders to existing vertical seawalls, placement of additional armor-stones to diffuse runoff 
from storm drain outfalls, and/or construction of revetments. 
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• Inspect bluff areas directly below storm drain outfalls for damage (slumping, liquefaction) 
caused by defective drainpipes. 

ACTION 

If damage is detected, install armor stone to diffuse drainage and make necessary drain 
system repairs as soon as practical. 

• Inspect the top and ends of each seawall for signs of erosion at the bluff/wall boundary. 

ACTION 

When identified, eroded areas should be repaired with fill, concrete grout, boulders, or 
other appropriate materials complementary to the structure being repaired. 

• Inspect fill areas along the upper shoreline bluff, the tops of masonry walls (1dh, 131h, 
Santa Lucia to Martin Way) for signs of soil fractures, cracks, developing hollows, or soil 
subsidence. Monitoring should be performed visually by walking the bluffs above the 
seawalls and along the Pathway and beach access stairways. 
ACTION 

If necessary, voids should be filled with additional compacted clean fill material or sand. 
Slumps should be excavated and an engineered revetment constructed and covered 
with compacted fill, contoured, and landscaped. 

Though the activities contained in the Emergency Action Response Plan may be appropriate in 
limited circumstances, they nonetheless represent development for which a coastal 
development permit is required. Furthermore, it is important to note that the majority of the 
shoreline along Carmel beach and the base of bluffs are located within the Commission's 
retained permitting jurisdiction. Thus, prior to undertaking these types of activities, a Coastal 
Development Permit must be obtained from the Commission. To the extent that the envisioned 
maintenance and repair work lies within the Commission's retained permitting jurisdiction, the 
standard of review for such projects will be the Coastal Act. As noted above, the ordinance 
appears to pre-authorize development outside the coastal permitting process. Therefore, 
modifications are needed to clearly indicate that a COP is required and to assert permitting 
jurisdiction for projects located on the beach and the base of the bluff. Please see modifications 
98, 99, and 100. 

In many respects, the SMP is akin to the City's land use plan document. As noted above, the 
Shoreline Management Plan provides the broad policy guidance for managing and maintaining 
the area west of Scenic Road and North San Antonio. The majority of the policies related to 
shoreline development in the City's land use plan are repeated in the SMP as they apply to 
public access and recreation, parking, shoreline maintenance and armoring, sand grooming, 
etc. In that sense, the SMP is a very good document. The shoreline management document, 
however, does not contain any implementing ordinances that carry out the intent of the broad 
policy statements. 

For instance, the certified land use plan (and SMP) requires a complete and careful evaluation 
of alternatives when revetments are substantially rebuilt (P5-5) or new shoreline armoring is 
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contemplated (PS-6). Likewise, LUP policy PS-13 requires retrieval of any rock that migrates 
from seaward of the as-built revetment or seawall. Though there is broad guidance in the form 
of policy statements in both the LUP and the Shoreline Management Plan for a wide range of 
activities, there are no standards in the submitted ordinance implementing these policies. The 
same is true for submittal of construction and polluted runoff control plans, standards for sand 
grooming activities, appropriate storm drain maintenance standards, and shoreline armoring 
maintenance and monitoring standards. As submitted, the Implementation Plan is inadequate to 
carry out the intent of the certified land use plan I shoreline management plan. Thus, staff is 
recommending modifications to the ordinances that implement the certified LUP policies. These 
recommended modifications require the submittal of a shoreline armoring alternatives analysis 
and construction plan. They require the City to implement best management practices for sand 
grooming activities, storm drain maintenance, and maintenance of existing shoreline armoring. 
See modifications 101 - 105. 

Beyond the necessary modifications to implement the certified land use plan and shoreline 
management plan policies listed above, there are numerous other minor modifications that are 
needed to assure complete consistency with the certified LUP. These include: 

• Modifications to the Shoreline Management Plan policies that restate the adopted LUP 
policies such as the requirement that development not interfere with the public's right to 
access of the sea, or that bluff protection be permitted only when required to protect 
existing structures in danger from erosion and finally, that the existing second restroom 
at Santa Lucia Avenue be retained until a second permanent facility be constructed. The 
SMP modifications are necessary to be consistent with the certified LUP. See 
modifications 1 06 - 1 08. 

• Minor modifications to the background text of the document that accurately defines the 
habitat values along Carmel Beach. The SMP identifies the North Dunes area as "the 
only significant native coastal biotic community" along Carmel beach. However, 
information provided by the City suggests that the mouth of Pescadero Creek also 
includes significant sensitive habitat including riparian forest and wet meadow along its 
banks. The recommended modification clarifies the City's position to state that the North 
Dunes is "one of the most significant native coastal biotic communities". See 
Modification 1 09. 

• A minor modification to eliminate invasive species from the City's shoreline landscape 
and approved beach bluff pathway plant palette. Certified LUP policy PS-29 prohibits 
planting and requires control of spreading of invasive non-native plants. Policy PS-30 
requires the City to improve the habitat values for California black legless lizard. Policy 
PS-28 requires dune habitat to be restored for Tidestrom' lupine and other native dune 
plants. The City's approved plant palette includes myoporum laetum (no common name) 
which the California Exotic Pest Plant Council has identified as an invasive species. 
Modification j requires that it be removed from the City's palette. Cai-EPPC also 
identifies ice plant and various species of acacia as being invasive. The SMP includes 
policies that require trimming and control of these species, however this is inadequate to 
carry out the intent of the certified policies requiring habitat restoration. Modifications 110 
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- 113 require these species to be removed and replaced with native, non-invasive, 
drought tolerant species. 

• Minor modifications to the background text on shoreline erosion and coastal processes 
that acknowledges episodic erosion events and the ongoing threat from passive erosion 
and sea level rise. See Modification 114. 

• A minor modification to the SMP background on beach sand and the City's sand 
grooming activities to implement the land use plan policies which requires the City to 
investigate options for sand replenishment should it discover through monitoring that the 
beach is diminishing. Modification 115. 

• Minor modifications to require the Commission be noticed when the beach is closed to 
protect safety, health, and welfare. See modification 116 

As modified, the Implementation Plan is adequate to carry out the requirements of the certified 
land use plan. 

Carmel Implementation Plan Appendix B: Significant Tree Evaluation 
Worksheet 
Appendix B is the City's significant tree evaluation worksheet that is used to determine which 
trees can be considered significant by the City Forester. The City's certified land use plan 
contains several policies designed to preserve and enhance the predominantly Monterey pine 
and Coast live oak forest. As noted in the LUP, the forest may be the defining element of the 
City's unique character. Roads wind around it, homes are nestled in it, and everything "Carmel" 
attains its sense of place from it. 

In order to preserve this sense of place, the certified land use plan policies (P1-43, P1-44, P1-
45) prohibit the removal of significant native species (Monterey pine, coast live oak, Monterey 
cypress) as defined by the City Forester, unless it is necessary to prevent a takings of private 
property or to preserve public health and safety. In the findings above, Chapter 17.48: Trees 
and Shrubs defined the criteria and standards for removal of significant trees, consistent with 
the LUP policies, though the issue of tree significance was not addressed. Appendix 8: Tree 
Evaluation Worksheet is used by the City Forester to essentially determine "significance." The 
worksheet includes a series of questions and scoring criteria to assess significance. This 
includes an initial judgment about whether the tree is a threat to public safety and health and 
whether it meets minimum size and species criteria. Assuming a tree is not a threat and is a 
native species of sufficient size, the forester reviews the tree for more qualitative aspects. 
Depending upon the scoring, a tree may be classified as significant, moderately significant, or 
insignificant -the implication being that insignificant trees can be removed without any additional 
consideration, moderately significant trees can be removed with approval of the Forest and 
Beach Commission, and significant trees prohibited from removal. Though the approach 
appears to be reasonable, the scoring and standard for tree significance sets the bar too high. 
That is, the standard for significance limits attainment to only the best examples of trees. This 
clearly is not the intent of certified land use plan policies. 
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There are nearly 60 LUP policies requrnng the City to protect, preserve, conserve, avoid 
disturbance, plant, monitor, and maintain the health of the forest. For example, some of the LUP 
policies state: 

• G5-3 Protect, conserve and enhance the unique natural beauty and irreplaceable natural 
resources of Carmel ... 

• P5-59 A void encroachment within the root protection zone of significant trees. Removal 
of significant live Monterey pine trees to facilitate residential development is prohibited 
unless necessary to provide a reasonable economic use or protect public health and 
safety. 

• G5-4 Preserve and enhance the City's legacy of an urbanized forest of predominantly 
Monterey pine and coast live oak, and Monterey Cypress. 

• P5-61 Promote natural regeneration of the forest and retention of seedlings by 
maintaining natural ground surfaces. 

• P5-80 Plant native Monterey pine seedlings of different genotypes to maximize 
resistance to diseases and make these seedlings available to the public. 

• P5-64 New development shall be sited and designed to avoid or minimize significant 
adverse effects to the forest. A void projects that significantly increase building footprint 
to the detriment of trees. No grading, compaction of soils, construction of building walls 
or placement of impermeable surfaces within six feet of trees classified as significant 
shall be permitted. 

Staff has recommended modification 117 that adjusts the scoring criteria for determining tree 
significance to be more inclusive of existing stock of Monterey pine and coast live oak. This is 
based on the notion that a living, growing, reproducing tree of native species and minimal size is 
significant. This is particularly true for a species such as Monterey pine, which are under a 
tremendous threat from extinction due to a reduction in habitat, disease, and limited genetic 
diversity. Lowering the scale for determining significance is also consistent with the intent of the 
certified land use plan policies. 
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.. RECEIVED 

20 November 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

DEC 1 5 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

Please let us be heard. Change the meeting to March ln 
Monterey. Thank you very much. 

Sincerely, tMcl/~ /)«eh~.A.t/~~ 
signed by: (};ttrte;, pt( c ktt-111; 5 fe t/' 

address: ·Be> x J.H4- 3 C Clrt-11 e / C A- q~ c; 7- I 
telephone: lt>3 i) b 2--.:;--,_ 0 ~ !?: 

cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427-4877 
MAIL: 725 Front St., #300, Santa Cruz 95060 



20 November 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

DEC 1 8 2003 

C.,~LlFORNiA 
1'0"(''1"'1 l'"lf'•;\:/1" s v f-\._,11\: __ vvi· dVliS .. ION 
CENTHAL COAST AREA 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be.held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

Please let us be heard. Change the meeting to March in 
Monterey. Thank you very much. 

Sincerely, 

signed by:~'(~ 
address: ~i4'lo~ ~ ~"'" _ '1.3<\~'3 
telephone: lo~C\ - l <rl'D 

cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427-4877 
MAIL: 725 Front St., #300, Santa Cruz 95060 



RECEI\1ED 
20 November 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

DEC 1 2 2003 

CALIFORNIA 
COASTAL COMMISSIOt~ 
CENTRAL COAST AREA 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

Please let us be heard. Change the meeting to March in 
Monterey. Tha you very much. 

Si.ncerel 

signed by: I ~~-.v-~a.._ A.· +hra..ss~o.tJ 
address: ;teoo22.. ~ ~J ~o.Us ~lV.Q._., 
telephone : ~-a\) (o "s -(ot.\'3L) 

cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427-4877 
MAIL: 725 Front St., #300, Santa Cruz 95060 



MEMO 

TO: Mike Reilly, Chair of the Coastal Commission 
Peter Douglas, Director 

RE: Rescheduling of Carmel J.P. Hearing 

DATE: 1a(1 t/CJ3 

DEC 1 6 2003 

CALIFOW·'', 
COASTAL COr-:1,.;, ... . ,. · ~ 
CENT 

.l,lv • . 
- RAL c·o~ c··:,:.. · 

Aut r,, ··-·• 

Scheduling of the Hearing c:m Carmel's J.P. in February in La Jolla, 
disenfranchises the large number of Carmelites who wish to attend such a 
meeting and participate. It is far too expensive and, in additio~ arbitrary for 
this meeting to be held in La Jolla instead of at the Monterey meeting in 
March, which could be available to all from Cannel who wish to attend. 

The majority of the comments expressed at public hearings in Cannel by the 
City Council, have been largely ignored. The final document we have seen 
does not represent the desires of many citizens who live in Carmel, and 
potentially it would leave us without the protection we have had under the 
Coastal Commission. 

Please, at least, let us be heard and change the meeting back to March in 
Monterey. Thank you very much for your consideration. 

: .: : ~.: : : . ; ; l • 

. ~ ' . 
. ~ { : . '·• 
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3 December 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

SUBJECT: Carmel I. P. Hearing 

RECEIVED 
DEC 0 5 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST A~F.A 

Why do you schedule a hearing on Carmel's Implementation Plan in La Jolla rather than at 
your Monterey meeting in March? 

Not only is it expensive, but inconvenient, for Carmel people to have to travel to La Jolla 
to attend this meeting and be heard. it appears that the Commission is pursuing a policy of 
discouraging public participation in its deliberations. It should be the opposite! 

Please reschedule the hearing of the Carmel Implementation Plan to you March meeting in 
Monterey. 

?Tee rely 

i(T\rt~" 
Ralph Tober 
P.O. Box 1603 
Carmel CA 93921 

831.625.5638 



September 26, 2003 

Ms. Christi Di Iorio, Director 
Community Planning & Building 
City of Carmel-by-the-Sea 
P. 0. Drawer G 
Carmel CA 93921 

Dear Ms. Di Iorio: 

I have reviewed the City's Historic Preservation Ordinance, part of 
the implementation plan for its approved Local Coastal Program. 

As a former State Historic Preservation Officer (SHPO) and member 
of C&rmel's Historic Preservation Committee. I was hopeful that the 
document would meet the goals for an exemplary ordinance, as 
outlined by the current SHPO, Dr. Knox Mellon. and I. during the 
City's environmental revlew process during the past two years. 

I believe that the Ordinance, as revised, meets those goals. It spells 
out a clearly defined process that will allow for the identification, 
registration, and preservation of worthy historic properties. The 
proposed five member Historic Resources Board meetS the national 
standards and will provide the City with objectivity and professional 
advice. to ensure that the program is fully accepted by the public. 
FinaUy, the identification and designation of historic resources, as 
contributors to potential historic districts, provides the means to 
educate r~sidents and visitors about Carmel:s unique heritage. 

Thank you for the opportunity to review the City's Ordinance. I wish 
you success in implementing a vital historic preservation program. 

yours. 
.... ..... 

-..."'41"'-'-...J&~~~~~· 

cc: Dr. Knox Mellon 

RECEl\fED 
. DEC 3,1.2003.: 

(.'·.· .· 

CALIFORrft\· 
COASTAL COfli1MiSSION 
CENTRAL COAST AREA 

' :~· 
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TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

RECEIVED 
DEC 0 3 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jo ~1~n~~L 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

us be heard. Change the meeting to~ 1n 
Monterey. T ank you very much. 

Sincerely,~"-~-~ 
signed by: 
address: 
telephone: • 

John C. Kerby-Miller 
P.O. Box 974 
Cannel, CA 93921-0974 

G, 2.4-43 '65""" 
cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427-4877 
MAIL: 725 Front St., #300, Santa Cruz 95060 
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RECEIVED · 
20 November 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

NOV 2 6 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

Please let us be heard. Change the meeting to March in 
Monterey. Thank you very much. 

Sincerely,~~.;~ 

signed by: S'UP4N M- fJ~vts 
address: 6 a ~P-L- ~~!?A pc_, c 04tZM,t£L 

1 
t2/-f CJ~'J Z 3 

telephone(g~) ~--~Yr-' 

cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427-4877 
MAIL: 725 Front St., #300, Santa Cruz 95060 
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20 November 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

RECEIVED 
DEC 0 2 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

Please let us be heard. Change the meeting to March in 
Monterey. Thank you very much. 

Sincerely, 

signed by: 
address: 
telephone: 



,.. 

f\}~30~3 
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Dear Commissioners, 

RECEIVED 
DEC 0 1 2003 

CALIFORN!A 
COASTAL COMMISSION 
CENTRAL COAST AREA 

November 25,2003 

I wish to register my concern regarding your decision to have the meeting about 
Carmel's Implementation Plan held in La Jolla in February. The next meeting is in Mon
terey in March and provides a chance for inclusion by more Carmel citizens in this 
aggenda which will affect out village in so many important ways. Why can't you have the 
meeting just one month later and enable Carmelites to see the Commission accessible 
and open to all citizens of our community? This is an opportunity for you to encourage 
more citizen involvement, the real mark of open government. Please postpone Carmel's 
Implementation Plan until March in Monterey. 

-1-

Very Sincerely, 

s~~~ 
Suzanne Arnold 
P.O. Box 2875 
Carmel-by-the-Sea 

Ca. 93921 
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RECEIVED 
DEC 0 1 2003 

CALIFORNIA 
COASTAL COM MIS ~:·ION 
CENTRAL COAST AREA 
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20 November 2003 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

SUBJECT: Rescheduling of Carmel 

DEC 0 1 2003 

CALIFORN;.:\ 
COASTAL COMMISSif:N 
CENTRAL COAST ;\RcA 

I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

· Please let us be heard. Change the meeting to March 1n 
Monterey. Thank you very much. 

cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427-4877 
MAIL: 725 Front St., #300, Santa Cruz 95060 



20 November 2003 

Mr. & Mrs. Clive H. Rayne 

3850 Rio Rd. Apt. 84 

Cannel, CA 93923 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Choir 

RECEIVED 
DEC 0 1 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The. final document does not represent the desires of many 
Ca rme 1 i tes, and potentially would leave··· us·. wi. thout the 
protections we hove had under the Coastal Commission. 

Please send this letter to the Coast<?l ~ommi~_si<~>n: ., 
FAX: 427-4877 .· ·•• ;I ..... · •••• J ... , 

MAIL: 725 Front St., #300, Santa Cruz 95060 · 
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11/26/2003 12:10 8316252406 

20 November 2003 
RECEIVED 

TO: California Coastal Commission 
Peter Douglas, Director 
Mike Reilly, Chair 

NUV :l 6 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

SUBJECT: Rescheduling of Carmel I.P. Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens whp wish to participate in su~h a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important. meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Canmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and.potentiqlly waij\.d ~~ve us without the 
protections··we hcNe had .. under· the Coastal C0rrmission . .. ~ 

Pleas~ ie~ us be heard. Change the ... meeti.~g t~·:.March in 
Monterey. Thank you very much. 

Sincerely,~). '{2__~ 
signed: by: Y ~ 
address: d. Cf 6 '1 ~ V f !(!:;___ 9 ~ 0, ~ 5 
telephone:~ l- _ .;._. 6 3 _s-

g: '3 ) -· (.9 ~ :;, ::J 

cc: Charles Lester 

Please send this letter to the Coastal Commission: 
FAX: 427~.4877 . . ... ..,, .. ,.. . .... 
MAIL·: 725 Front,· St.,. #300f. Santa Cr.uz .·95060 

.. 
. . . 



NOV-24-200~ 11:~~ AM --------------~~----------.............. ... LIVINGSTON 

• .. ~~~-"':'.~~':::Z~Iil5 UJ U57 Al'l .JA"I!IS R • JUtUH 

ntani'O Brun 
P.O. BoxO.t 
Carmel, CA. 93921 
PH. (83 t) 625·5562 
FAX (83 1) 625-0162 

No~ 24,2003 

NOV 2 5 2003 

Mr. Mike Wat10n 
Califomla Colltal Commission 
FAX (131) 421·4171 

Re: Hearln& ofC11111JCl'slmplmwtUtion Plan 

Mr. Wat10n. 

851 

NOV~4~!03~ w 
CALIFORNIA 

COASTAL COMMISSION 

1 am mw ot many that are dtagoverina that tht Carmel Implementation Pllln hearin& will 
be held in La Jolla In FebruarY when the commilslon will meet in Monterey one month 

later. 

There are a areat lliiJI1 citllcl18 who would liko to aitencl the meotina concemtna our 
vUJase 10 I hope thm ia a ohano• the hearina could be mowcl to March in Monterey. 
Thla or courae would be plalft and aimple •eoood Old Common Scnacl" 

Thank you fbr your c:onakler&tfon in thi• mlttCt'. 

Very Sinoerel)', 

)J?~~· 
Dlannt &run 



NOV-24-2003 11:34 AM LIVINGSTON 
9316201293 

't 

' 
Sat, Nov 22, 2003 3:24 PM 

Froms Barbara T. Livingston <barbaratllvlngston@earthltnk.net> 
Toe <chlaney@redshlft.com> 
Date: Saturday, November 22, 2003 3:24PM 
Subject: Re: Fax to Coastal Commission 

on 11/22/03 8:34AM, CH Laney at chlaney@redshlft.com wrote: 

TO: 

FAX: 

FROM: 

DATE: 

RE: 

Mr. Mike Watson 

California Coastal Commission 

427-4877 

Francyne laney 

(831) 624-3130 Phone & Fax 

November 22, 2003 

Carmel's Implementation Plan Hearing 

. '·l 
'., 

::·~E/\ 

We an: very concerned that this hearing is scheduled for February 2004 in La Jolla, which will 
mike it extremely difficult for Cannel residents to attend and participate. Please consider 
movina this item to the March agenda in Monterey. which would make it cost efficient for 
Cannel city staff and cenainly more convenient for residents to attend and provide input. 

Thank you. 

Francyne Laney 

P. 0. Box 1582 

Cannel, California 93921 

Page 1 of 1 



MILLER FAX NO. 

To: Mike Watson. Coastal Commission 
From: Monte Miller 

8316200532 

Subject: Location of the hearing on Carmels Coastal Plan 
Date: 25 November, 2003 

Nov. 25 2003 01:22PM P1 

I and my wife who are residents ofCarmeJ have attended most of the hearings on 
our Coastal Plan that were held in Monterey, San Francisco, and in San Luis Obi~po. We 
were glad to have the opportunity to address the Coastal Commission with our concerns. 
which often disagreed with our city governments positions (topics such as: historical 
preservation and size of our houses). You al1 are our last resort to protect our community 
against the forces of unlimited development with little regard for historical properties. 

To have the meeting in San Diego to discuss our Plan will minimize our ability to 
express contraiy views to that of our Mayor and majority of the City Council. We had 
large groups of Cannel citizens attend the meetings mentioned above because they were 
within a few easy hours of travel from Carmel by plane, train, or car. 

Please don't defranchise the citi7.ens of Carmel who wish to state their opinions 
about the Plan. We would appreciate a reschedule to Monterey in March if at all possible. 
Thanks for your consideration 

~ tff~~~/IJL 
Monte Miller Roberta Miller 

POB 3085, Carmel. CA 93921 831.620-0532 
On Torres 7 SIW ofi0111 Ave, Cannel (residence) 

i' ._..__ 



... 

Michael Watson 

From: SebViz2cbts@aol.com 

Sent: Tuesday, November 25, 2003 7:03 AM 

To: governor@governor.ca.gov 

Cc: SebViz2cbts@aol.com 

Subject: CALIFORNIA COASTAL COMMISSION AGENDA ITEM ON CARMEL'S LIP 

25 November 2003 

Dear Governor Schwarzenegger: 

L. A. PATERSON 
P.O. BOX 1654 

CARMEL-BY-THE-SEA, CA. 93921 

Page 1 of 1 

I am writing to request that you personally look into and intervene to change a recent decision by California 
Coastal Commission Chairman Mike Reilly to schedule Carmel-by-the-Sea's Implementation Plan (final part of the 
City's Local Coastal Plan) on the February 2004 agenda in La Jolla, Ca. It is my understanding that Carmel-by
the-Sea Mayor Sue McCloud and California Coastal Commissioner Dave Potter pressured California Coastal 
Commission Chairman Mike Reilly and Director of the Coastal Commission Peter Douglas to schedule it for 
February 2004 to purposely discourage the public from participating at the meeting, as 'it is a hardship to travel 
such a great distance to attend the meeting in La Jolla. Ergo, I am asking for the common sense solution; 
change the date of Carmel's Implementation Plan from the February 2004 agenda to the March 2004 agenda in· 
Monterey, a nearby city. 

In closing, I, along with the majority of California voters, elected you as our new Governor because we believed 
you would make the right decisions for all Californians. These blatant political shenanigans insult not only 
Carmelites interested in participating in the process by attending the meeting, but all Californians and further 
erode public confidence in the California Coastal Commission. 

Thank you for your time and attention to my concern. 

Sincerely, 

Ms. L. A. Paterson 

11/25/2003 



FROM : Pegg~ Purchase PHONE NO. 408 624 8442 Nov. 24 2003 05:19PM Pit" 

Margaret L. Purchase 
P.O. Box 4393 

Carmel, CA 93921 
Telephone & Fax (831) 624-8442 

Mr. Mike Watson 
California 'coastal Commission 
Fax: 427-4877 

Rl:CEIVED 
NOV 2 4 2003 

CALIFORNIA 
COAST.L\L COMMISSION 
CENTRAL COAST AREA 

November 24, 2003 

Re: Carmel's Implementation Plan 

Dear Mr. Watson: 

As a resident of Carmel who has attended and spoken at several of the Commissions 
hearings regarding our Local Coastal Plan I would like to ask that the Commission 
reconsider their plan to hold Canners Implementation Plan hearing in La Jolla. To have 
the bearing at such a great distance from Carmel seems a bit unfilir, especially mnce the 
Commission will be meeting in Monterey in March. 

Many Carmel residents would like to attend this hearing but the expense and time involved 
in a trip to La Jolla would make it impossible for most of those who would like to have 
their voices heard. As a concerned citizen of Cannel I urge you to reconsider and move 
the meeting to Monterey in March. 

Thank you for your attention to this matter. 



NOV-24-2003 10:25 AM JAMES R. BRUN 
831 625 0862 ·, 

Dianne Brun 
P.O. Box 0-l 
Carmel, CA, 93921 
PH. (831) 625-5562 
FAX (831) 625-0862 

November 24,2003 

Mr. Mike Watson 
California Coastal Commission 
FAX (831) 427~4877 

Re: Hearing of Carmel's Implementation Plan 

Mr. Watson, 

RECEIVED 
NOV 2 4 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

I am one of many that are discovering that the Carmel Implementation Plan hearing will 
be held in La Jolla in February when the commission will meet in Monterey one month 
later. 

There are a great many citizens who would like to attend the meeting concerning our 
village so I hope there is a chance the hearing could be moved to March in Monterey. 
This of course would be plain and simple "Good Old Common Sense!" 

Thank you for your consideration in this matter. 

Very Sincerely, 

iJl~~ 
Dianne Brun 

P.01 



Nov 21 03 04:36p Hank & Shirle~ Humann (831J 626-9300 p. 1 

RECEIVED 
Mike Watson 

cc: Peter Douglas 
Mike Reilly 
Re: Hearing of Carmel's Implementation Plan 

NOV 2 4 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL. COAST AREA Dear Mike, 

Myself and many Carmel residents are stunned over the change of the Coastal 
Commission meeling place to San Diego (a days trip from Carmel). Carmel's 
Implementation plan is so important to its residents that moving it closer is a necessity. 
We hereby request you to reconsider the idea of San Diego and move it to Monlerey. 
where we understand , you will be in March any way. 

Thank you for considering our request. 

Nov. 20,2003 

·11J.l: %-~~ 
.ltfr. W//f;, /;r .f 
~0. B~A" I !16'J.. 
e~ c.-~ 9':J y:z_; 

Sincere~y, ( .:c ,·/'' 

e-0~/Z~i7 ~·/~-<-~,_._~--,c..-~ 
Shirley Humann 

PO Box 1565 
Cannel, Ca 93921 

.~:.~~&-~ 
f\-t-\bON Cft,r-\«.0 

~-~-_Bo)(. \OOg 
CAR.ME.L, C.i:r. aac(~ l 
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ffiOM PHONE NO. : 83:=1....:6::::2;.:5~05;;;6;;6;,.._ ____ N_ovili .... 21i12•2•0•01ii3iii0•9•: •27•P•M-P•1 --

MEMO 

TO: Mike Reilly, Chair 
Peter Douglas, Djrector 

FROM: Enid Sales 

ENID 'n TOMP~ON S/\LES 
32(16 S.tmRA AVlll\JUH 
CIUWJiT., CA 93923 

RE: Hearing date for Implementation Plan for Cannel 
DATE 11120/03 

RECEIVED 
NOV 2 4 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

It is my understanding that the date of the hearing for the C.a.rmellP. is scheduled for 
February in La Jolla. As you know this is a critical matter for our community and a large 
group of citizens are concerned about the present submission and wish to participate in 
its evaluation.. However, it is very costly and difficult for 1hese people to go down as far 
as La Jolla. lt seems far more equitable for this meeting to be held in March in Monterey 
at the regular meeting time. 

Items of particular interest to us are Historic Preservation. soil erosion, commercial 
district, and more. Citizen input was not adequately considered at public hearings in 
Cannel so our last opportunity will be before the Coastal Commission "Therefore 
please reschedule this discussion for the March Meeting so that Carmel's deeply 
concerned citizenry can participate. Thank you. · 

Enid Sales 

e3,(4~> 
cc Charles Lester 

'· 



NOV-22-2003 03:55 PM AN 

November 22, 2003 

TO: Mike Watson 

CC: Peter Douglas and Mike Reilly 

8316243'342 

RECEIVED 
NOV 2 4 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Re: Hearing of Carmel's Implementation Plan 

Dear Mike: 

I was notified that the Coastal Commission will be hearing Carmel's 

Implementation Plan down in the San Diego area in February. Sinee 
the Commission is eoming to Monterey in March anyway, please see If 
yon ean't talk to whoever does the scheduling and have the 
Implementation Plan beard at that time instead. It is a real hardship 
for some of us to make that trip down to San Diego and we would really 
like our concerns heard. 

I hope for the best! 

Thanks, Mike. 

Anne Bell, 

Longtime resident and 
Fonner Chair of Carmel's 

Historic Preservation Committee 

P.01 
I 



NOV-19-2003 01:16AM LIVINGSTON 

• 
8316201283 

ConneD Member Barbara T. Uvlngston 
P.O. BoxCC 

Carmel-hy•thew8ea. CA. 93821 
Telephone1 831/626-1610 

Fma 831/620-1283 
e-mall: harltaratUvln..-.n@earthllnk.llet 

P.01 

16 November 2003 

TO: Mike Watson 

RECEIVED 

RE: Hearing of Carmel's Implementation Plan 

Dear Mike, 

NOV 1 9 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Many of us were quite surprised to learn that the hearing on Cannel's 
Implementation Plan will be held in San Diego in February. This is quite a 
haul for those of us who are interested in attending the meeting. In fact, 
the distance makes our presence there totally out of the question. We 
have to ask ourselves why the Carmel hearing could not be scheduled for 
March when the Coastal Commission meets at the Monterey Hyatt. We 
know that it was originally planned for December in San Francisco. Even 
that location is doable. But as long as it is being postponed to the new 
year, one more month surely would not make a difference. 

Please contact Commission Chair Mike Reilly or whoever has made this 
decision, and let him/ them know that a significant number of Carmel 
citizens wish to attend the Coastal meeting but ,the expense and time of 
traveling to San Diego would preclude this possibility. 

Thank you very much, Mike. 

All best regards, 



FROM : Linda and Clayton Anderson 

Mr. Mike Watson 

PHONE NO. 831 6266201 

Linda Anderson 
Post Office Box 5067 
Cannd, CA 93921 

Telephone ((831) 624-3208 
Fax (831) 626·6201 

e-mail lcande.r@pacbell.net 

California Coastal commission 
Fax: 427-4877 

Dear Mr. Watson: 

Nov. 18 2003 08:13PM P1 ~ 

RECEIVED 
NOV 1 9 2003 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

18 November 2003 

I am very concerned, disappointed and, acrually, horrified that the hearing for 
Carmel's Implementation Plan will take place away from Monterey County. This 
is especially strange inasmuch as you will be meeting in March in Monterey. 

The feeling of many is that our mayor has used her influence to keep this away 
from Monterey because of our April election. She is also using that influence to 
keep any and all items of any controversy off of our City Council agendas. 

In my opinion, it is the right of citizens to be able to follow and conunent upon 
the actions of their government. To make it expensive and time consuming, i.e., 
traveling to La Jolla, when you could easily schedule the meeting in Monterey is 
ouuageous. I do not think that pressure by one person and, probably, the city 
administrator, who follows her lead, is cause to disenfranchise the many people in 
Carmel who are extremely interested in the issued involved in the I.P. 

I hope that you will reconsider this decision. 

Thank you. 



-Nov 19 03 03:49p 

-_. 

Mike Watson 

P.O. BOX 2353 
CARMEL, CALIFORNIA 93921 

California Coastal Commission 

Re: Carmel Implementation Plan 

Dear Mr. Watson: 

I understand that the Coastal Commission has scheduled the hearing on the 
Implementation Plan of the Carmel LCP for February in La Jolla. This will make it 
difficult for Cannel citizens to speak, who have concerns about the Plan that the City of 
Carmel will introduce. Many Carmelites are concerned about the Historic Preservation 
Committee, Shoreline erosion control, the size homes that will be permitted on a standard 
lot etc. 

I urge that the hearing be rescheduled for March, when the Coastal Commission will be 
meeting in Monterey. This makes much more sense because it will allow people to 
express their views on the implementation plan. 

Richard Dalseme 
831/277-9941 
dalsemers@msn.com 

p. 1 



.......... ____________ _ 

20 November 2003 

TO: California Coastal CorllTiission 
Peter Douglas, Director 
Mike Reilly, Chair 

SUBJECT: Rescheduling of Carmel I.P. 

RECEIVED 
D£C 0 4 2003 

CALIFORNIA 
CCOASTAL COMMISSION 

ENTRAL COAST AREA 

Hearing 

Scheduling of the hearing on Carmel's Implementation Plan 
for February in La Jolla disenfranchises the large number 
of citizens who wish to participate in such a meeting. It 
is far too expensive and, in addition, arbitrary for this 
important meeting to be held in La Jolla instead of in 
Monterey where all who wish to could easily attend. 

The majority of the comments expressed at public hearings 
in Carmel have been largely ignored by the City Council. 
The final document does not represent the desires of many 
Carmelites, and potentially would leave us without the 
protections we have had under the Coastal Commission. 

Please let us be heard. Change the meeting to March in 
Monterey. Thank much. 

signed by. 
address: 
telephone: 

cc: Charles Lester 

Please send this letter to the Coa~tal Commission: 
FAX: 427-4877 .. :. 
MAIL: 725 Front St. , #300, Santa Cruz 95060. 

••• 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

' I 

F5c 

CITY OF CARMEL-BY-THE-SEA 

LOCAL COASTAL PROGRAM 

IMPLEMENTATION PLAN 

Revised Submittal 

18 September 2003 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

City of Carmel-by-the-Sea 

Local Coastal Program 

Coastal Implementation Plan 

Commission Review Draft 

Forwarded to the California Coastal Commission 

By Resolution No. 2003-117. 

Carmel-by-the-Sea City Council 

On September 18, 2003. 

Prepared for: 
City of Carmel-by-the-Sea 
Post Office Drawer G 
Carmel-by-the-Sea, CA 93921 
Contact: Brian Roseth, Principal Planner 
Phone: (831) 620-20 I 0 

Prepared by: 
Dyett & Bhatia 
755 Sansome St. Ste 400 
San Francisco, CA 941 I I 
Phone: (415) 956-4300 
Fax: (415) 956-7315 
E-mail: info@dyettandbhatia.com 
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Mayor and City Council 

Sue McCloud, Mayor 

Richard M. Ely 

Paula Hazdovac 

Barbara Livingston 

Gerard Rose 

Planning Commission 

Willard L. Strid, Chair 

Robin S. Wilson 

Alan Hewer 

Julie Culver 

Mike Cunningham 

City Staff 

Rich Guillen, City Administrator 

Greg D'Ambrosio, Asst. City Administrator 

Christine Di Iorio, Community Planning and Building Director 

Brian Roseth, Principal Planner 

Mike Branson, City Forester 

Jim Cullem, Public Works Director 

Consultant• 

Dyett & Bhatia, Urban and Regional Planners 

' Consultants for prior draft: EMC Planning Group and Crawford, Multari and Star. 
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17.2.1 
17.2.2 
17.2.3 
17.2.4 
17.2.5 
17.2.6 
17.2.7 
17.2.8 
17.2.9 
17.2.10 
17.2.11 
17.2.12 
17.2.13 

17 .2.1 

Preamble. 
Title and Authority. 
Purpose. 
Organization. 
General Rules of Applicability. 
Consistency with the General Plan and the Costal Land Use Plan. 
Unlawful Acts. 
Violations of this Title. 
Relationship to Other Regulations and Requirements. 
Buildings Under Construction. 
Severability. 
Fees. 
Amendments Affecting Pending Applications. 

Preamble. 

The City of Carmel-by-the-Sea is hereby determined to be primarily, 
essentially and predominantly a residential City wherein business and 
commerce have in the past, are now, and are proposed to be in the future 
subordinated to its residential character and that said determination is made 
having in mind the history and the development of said City, its growth and 
the causes thereof, and also its geographical and topographical aspects, 
together with its near proximity to the cities of Pacific Grove and Monterey, 
and the businesses, industries, trades, callings and professions in existence 
and permissible therein. 

17.2.2 Title and Authority. 

This title of the City of Carmel-by-the-Sea Municipal Code shall be known 
and cited as the "Carmel-by-the-Sea Zoning Ordinance and Coastal Zone 
Implementation Plan, or "Zoning Ordinance." This title is adopted pursuant 
to the authority contained in Section 65850 et seq. of the California 
Government Code, Division 20 of the Public Resources Code (California 
Coastal Act), and Title 14, Division 5.5 of the California Code of 
Regulations (California Coastal Commission Regulations). 
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17 .2.3 Purpose. 

The purpose of this title is to protect and promote the public health, safety, 
peace, comfort, convenience, prosperity, and general welfare and to 
implement the policies of the City of Carmel-by-the-Sea's General Plan and 
Coastal Land Use Plan. More specifically, this title is intended to: 

A. Provide a precise guide for the physical development of the city in 
order to preserve the residential village character of the city and 
perpetuate a balance of land uses that are compatible with local 
resources and the environment; 

B. Conserve and enhance the City's architectural, historical, cultural and 
natural resources, including the scenic quality of Carmel as a coastal 
community; and 

C. Preserve the traditional characteristics of scale, site design and 
sensitivity to neighboring sites in all districts; encourage construction 
that is diverse and innovative in design yet compatible with Carmel's 
forest setting and natural environment. 

17 .2.4 Organization. 

A. Structure of Regulations. This title consists of six divisions: 

1. Division I: General Provisions 

2. Division II: Base Zoning Districts 

3. Division III: Overlay Districts and Community Plan Districts 

4. Division IV: Provisions Applying in All or Several Districts 

5. Division V: Processes and Authorities 

6. Division VI: Classifications, Terms and Definitions 

B. Regulations. Four types of zoning regulations control the use and 
development of property: 

1. Administrative Regulations. These regulations contain detailed 
procedures for the administration of this Zoning Ordinance and 
enforcement of zoning regulations, including rules for of 
construction of language, rules for measurement, and rules for 
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2. 

3. 

4. 

Division 1- General Regulations 
Chapter 17.2 

interpretation. Administrative regulations are contained m 
Division V. 

Land Use Regulations. These regulations govern land uses 
permitted, those permitted with certain limitations, 
conditionally permitted, or prohibited in each zoning district 
and includes special requirements, if any, applicable to 
temporary and specific uses. Land use regulations for base 
zoning districts are in Division II of this title. Land use 
regulations for overlay districts and for community plan 
districts are in Division III. Certain regulations applicable in all 
or several districts are in Division IV. 

Development Regulations. These regulations control the height, 
bulk, location, and appearance of structures and the physical 
layout of property. Development regulations for base zoning 
districts are in Division II of this title; development regulations 
for overlay districts are in Division III. Certain development 
regulations applicable in more than one class of base or overlay 
districts are in Division IV. These include standards for specific 
uses and structures, regulations for historic preservation, 
landscaping, off-street parking and loading, nonconforming 
buildings and uses, signs, storm water quality and utility, and 
subdivisions and lot line adjustments, telecommunications and 
wireless facilities, tree and shrub maintenance and protection, 
and water management programs. 

Division VI includes a summary list, with cross-references, of 
definitions for terms used in the Zoning Ordinance and use 
classifications. 

C. Graphic Illustrations. The illustrations are included for the purposes 
of explanation and clarification. Where a graphic is in conflict with 
the text or provisions of this title, the text shall govern. 

17 .2.5 General Rules of Applicability. 

A. Applicability. The title shall apply, to the extent permitted by law, to 
all property in incorporated City of Carmel-by-the-Sea, whether 
owned by private persons, firms, corporations, or organizations; by 
the United States or any of its agencies; by the State of California or 
any of its agencies or political subdivisions; by any county or city, 
including the City of Carmel-by-the-Sea; or by any authority or public 
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B. 

c. 

D. 

E. 

entity organized under the laws of the State of California. Any 
governmental agency shall be exempt from the provisions of this title 
only to the extent that such property may not be lawfully regulated by 
the City of Carmel-by-the-Sea. 

Compliance with Regulations. 

1. 

2. 

It shall be unlawful for any building or structure to be moved, 
erected, used, altered, enlarged, or rebuilt or for any use to be 
established or changed that does not strictly conform to the 
provisions of this title. 

It shall be unlawful for any yard, open space, or land to be used 
for any purpose or in any way not specifically permitted by this 
title. 

3. No department, official, or employee of the City of Carmel-by
the-Sea vested with the duty or authority to issue permits or 
licenses for buildings, structures, or uses subject to the 
requirements of this title shall issue a permit or license in 
conflict with the provisions of this title; any permit or license 
issued in conflict with any provision of this title shall be null 
and void. Further, no permit or license shall be issued by any 
department, official, or employee of the City of Carmel-by-the
Sea for any building, structure, or use subject to the 
requirements of this title on a parcel of land where the 
department official, or employee is aware that a violation of 
this title exists. 

Public Nuisance. Neither the provisions of this title nor the approval 
of any permit required by this title shall authorize any public nuisance 
to be maintained on any property. 

Compliance with Public Notice Requirements. Compliance with public 
notice requirements prescribed by this title or by California statutes 
~hall be deemed sufficient notice to allow the City to proceed with a 
public hearing and take action on an application, regardless of actual 
receipt of mailed or delivered notice. 

Requests for Notice. Where this chapter requires that notice be given 
by first class mail to "any person who has filed a written request for 
such notice," the request shall be filed with the Director. 
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Division 1- General Regulations 
Chapter 17.2 

F. Conflict with Other Regulations. Where conflict occurs between the 
provisions of this title and any other City code, chapter, resolution, 
guideline, or regulation, the more restrictive provision shall control 
unless otherwise specified. 

G. Relation to Prior Ordinance. The provisions of this title supersede all 
prior zoning ordinances, as amended, of the City of Carmel-by-the
Sea. However, no provision of this ordinance shall validate or legalize 
any use or structure established, constructed, or maintained in 
violation of the prior zoning ordinance, as amended, unless 
specifically authorized by this title. 

H. Time of Approval. All approvals granted pursuant to the provisions of 
this title by the Director, Design Review Board, Historic Resources 
Board, Planning Commission, or City Council are effective upon the 
granting of the permit or approval or after any time - which may be 
allowed by law for appeal of the permit, approval, or other action -
bas been completed. Where good reason exists, the effective time of 
approval may be modified by the permit or approval. 

I. Extension of Time for Holidays and Weekends. If a deadline for 
compliance with the provisions of this title falls on a weekend or 
holiday, the time for performing such an act shall be extended to the 
next working day. 

J. Application During Local Emergency. Pursuant to CMC Chapter 
2.64, the Director or Assistant Director of Emergency Services may 
authorize a deviation from one or more provisions of this title during 
a local emergency declared and ratified under the Carmel Municipal 
Code. The Director or Assistant Director may authorize such 
deviations without notice or public bearing. 

17 .2.6 Consistency with the General Plan and the Coastal Land Use 
Plan. 

A. An application for any permit, license, or approval submitted pursuant 
to this title shall not be accepted as complete for processing unless it 
is consistent with the land use designation described in the General 
Plan and the Coastal Land Use Plan. However, the concurrent filing 
of a General Plan amendment application with an amendment to a 
zoning district or the provisions of this title shall be allowed. In any 
case, where there is a conflict in regulation between this title and the 
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B. 

c. 

D. 

General Plan and Coastal Land Use Plan, the General Plan and 
Coastal Land Use Plan shall prevail. 

Approval or issuance of any permit or license pursuant to this title 
shall require a determination of consistency with the Carmel General 
Plan and Coastal Land Use Plan, all applicable Specific Plans, and 

Other applicable laws, titles, ordinances, codes, policies, and 
regulations. 

A proposed use is consistent with all elements of the Carmel General 
Plan and Coastal Land Use Plan when all the following conditions 
exist: 

1. 

2. 

3. 

4. 

The proposed use is compatible with the land use designation in 
which the use is located, as shown by the General Plan Diagram 
and/or as described in the text of the Land Use and Commercial 
Character Element of the General Plan and the Coastal Land 
Use Plan. 

The proposed use is in conformance with, or would not impede 
implementation of, the goals and policies of the General Plan 
and the Coastal Land Use Plan and the intent thereof. 

The proposed use is established and maintained in a manner 
consistent with all elements of the General Plan and the Coastal 
Land Use Plan, and all applicable provisions contained therein. 

The proposed physical development conforms with the goals 
and policies of the General Plan and the Coastal Land Use Plan, 
including, but not limited to, such design considerations as: 

a. Providing public access, recreational use of, and views to 
open-space lands, while protecting natural resources; 

b. Maintaining a mix of commercial uses compatible with the 

1 character of Carmel-by-the-Sea as a residential village; and 

c. Ensuring that design considers such items as natural site 

1 features; architectural, environmental and cultural 
preservation; usable open space; and relationship to 
surrounding uses in terms of scale, siting, architectural I 
features and neighborhood development patterns. 

I 
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Division 1- General RegulatioJJS 
Chapter 17.2 

17 .2.7 Unlawful Acts. 

A. It is unlawful: 

1. To use any building, structure, improvement or premises within 
any district for any purpose not permitted by the provisions of 
this title relating to the district; 

2. 

3. 

4. 

5. 

6. 

To erect, construct, establish alter, enlarge, or move any 
building, structure or improvement within any of the districts 
which is designed, arranged or intended to be occupied or used 
for any purpose not permitted by the provisions of this title 
relating to the district; 

To erect, construct, establish, alter, enlarge or move any 
building, structure or improvement or occupy any premises 
contrary to the regulations and limitations prescribed in this 
title regarding building height, building site requirements, 
percentage of coverage, and front, side and rear yard setbacks, 
or to violate the terms of a use permit; 

To include land used as part of a building site-required for one 
building-in the building site for another building, if the 
inclusion will reduce the size of the first building site to less 
than the minimum amount required in this title; 

To erect, construct, or move any building in any commercial or 
R-4 District unless such building will have all usable accesses 
onto the property or into such building at the property line at 
official grade as established by City ordinance. In the event that 
adjoining City property is not yet at official grade when a 
building permit is issues, access will be allowed at other than 
official grade. Any deviation from official grade shall be 
constructed so that the property owner can readily alter the 
access to meet official grade without cost or damage to the City 
and without a major alteration to the structures on private 
property at the time the street or sidewalk are brought to 
official grade; and 

To dispose of, clean from tools, or store, any solvents, paint, 
plaster, adhesives, tar, concrete, or other hazardous material in 
a way that results in the above mentioned material coming into 
contact with soil anywhere in the City or being disposed of 
anywhere but in a legal disposal site. 
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B. It is unlawful for the owner, tenant, lessee or occupant of any 
property to permit any of the acts described in this title. 

17 .2.8 Violations of this Title. 

Any person using any building, structure, or parcel of land in violation of 
any provision of this title is guilty of a misdemeanor and shall be prosecuted 
to the fullest extent of the law under Chapter 17.66: Enforcement, of this 
title. 

17 .2.9 Relationship to Other Regulations and Requirements. 

A. 

B. 

c. 

The regulations of this title and requirements or conditions imposed 
pursuant to this title shall not supersede any other regulations or 
requirements adopted or imposed by the Carmel-by-the-Sea City 
Council, any board, commission, or department of the City of 
Carmel-by-the-Sea, or any other local, state, or federal agency that 
has jurisdiction by law over uses and development authorized by this 
title. All uses and development authorized by this title shall comply 
with all other such regulations and requirements. Where two or more 
ordinances regulate the same use or activity, the more restrictive 
ordinance shall apply. 

In no case shall the time limit for action required by this title for any 
approving body exceed time limits as set forth in Government Code 
Section 65920 et seq., otherwise known as the Permit Streamlining 
Act. 

To the extent that this Title quotes or paraphrases any State or Federal 
Statute for convenience and any conflict is discovered, or is created 
through amendment, the State or Federal Statute shall control and 
shall be cause for an amendment to this Title. 

17.2.10 Buildings Under Construction. 

Any building or structure for which a Building Permit has been issued prior 
to the effective date of this title, or any amendment to this title, may be 
completed and used in accordance with the plans, specifications, and permits 
on which said Building Permit was granted, as long as construction is 
commenced within one (1) year after the issuance of the permit and 
diligently pursued to completion as determined by the Building Official. No 
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Division 1- General Regulations 
Chapter 17.2 

extensions of time shall be granted for commencement of construction if any 
provision of this title has been amended so as to make the building, structure 
or permit non-conforming to the provisions of this title. 

17.2.11 Severability. 

If any section, subsection, paragraph, sentence, clause, or phrase of this title 
is for any reason held to be invalid or unconstitutional by the decision of any 
court of competent jurisdiction, such decision shall not affect the validity of 
the remaining portions of this title. The Carmel-by-the-Sea City Council 
hereby declares that it would have passed this title, and each section, 
subsection, sentence, clause, and phrase thereof, regardless of the fact that 
any or one or more sections, subsections, sentences, clauses, or phrases be 
declared invalid or unconstitutional. 

17.2.12 Fees. 

The City Council shall establish by resolution, and may amend and revise 
from time to time, fees for processing the various applications authorized or 
required by this title. All fees shall be paid at the time an application is 
filed, and no processing shall commence until the fee is paid in full. A 
partial refund of fees shall be allowed according to the following schedule: 

75% 

50% 

None 

17.2.13 

Project/Application withdrawn before a determination that the application is 

complete 

Project/Application withdrawn after it is deemed complete but prior to any 

public notice, public hearing or completion and public release of any staff 

report. 

Project/Application withdrawn after any public notice, public hearing or 

completion and public release of any staff report. 

Amendments Affecting Pending Applications. 

Actions or decisions on permits or applications shall conform to all 
regulations in effect on the date of the final decision, unless the adopting 
language of any new ordinance that changes regulations applicable to the 
project or permit specifies otherwise. 
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Chapter 17.4 Zoning Districts Established 

Sections: 

17.4.1 
17.4.2 
17.4.3 
17.4.4 
17 .4.5 
17 .4.6 
17.4.7 

17 .4.1 

Purpose. 
Districts Established. 
Residential Districts Established. 
Commercial Districts Established. 
Public and Quasi-Public Districts Established. 
Overlay Districts Established. 
Official Zoning Map. 

Purpose. 

Division 1- General Regulations 
Chapter 17.4 

The public health, safety, welfare, convenience and comfort in the City 
require that the use of private property be regulated and that districts and 
zones be established throughout the City, within some of which it is lawful 
and in others unlawful to erect, alter, or maintain certain buildings, or to 
make certain uses of property, and in all of which certain uses shall be 
prohibited. 

17 .4.2 Districts Established. 

Every part of the City is classified into districts or zones, the designation 
and the regulations of which are set forth in this title. Unless otherwise 
shown on the official zoning map, zoning boundaries that follow a street 
shall run along the street centerline. In case any of the streets or alleys have 
been or are hereafter vacated or abandoned, the land embraced in such 
abandoned area shall take the district classification of the property to which 
it reverts. For each of such districts there are imposed certain regulations 
and limitations on the uses of land, the use, height and bulk of buildings and 
the open spaces around buildings. 

17 .4.3 Residential Districts Established. 

The residential area is divided into two land-use districts for the purpose of 
providing an appropriate geographic distribution of land uses of varying 
intensity and community impact. The primary goal of these districts is to 
preserve and protect the predominantly residential character of the city by 
providing a balanced mix of residential densities in accordance with the 
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General Plan/Local Coastal Program Land Use Plan. This goal is to be 
achieved by: 

A. 

B. 

c. 

D. 

Locating higher density residential uses in proximity to the village 
center and lower density residential uses outside of the commercial 
area; 

Providing distinctly different design standards appropriate to the low
density residential uses in non-commercial areas and the higher 
density residential uses near the village center; 

Encouraging residential uses in close proximity to park and open 
space resources; and 

Providing for existing nonresidential uses such as churches, schools, 
nonprofit organizations and other quasi-public uses on existing sites. 

Residential districts are established and designated as follows: 

Single Family Residential District R-1 

Multi-Family Residential District R-4 

17.4.4 Commercial Districts Established. 

The commercial area is divided into three land-use districts for the purpose 
of providing an appropriate geographic distribution of land uses of varying 
intensity and community impact. The primary goal of these districts is to 
preserve and protect the predominantly residential character of the city by 
providing a balanced mix of commercial and residential uses in accordance 
with the General Plan. This goal is to be achieved by: 

A. Locating intense commercial activities in the core of the commercial 
area; 

B. 

c. 

Providing a transition from intense uses in the commercial core to less 
intense uses in the residential districts; 

Controlling the number, type and distribution of similar uses among 
the different districts; 
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D. 

E. 

Division 1- General RegulatioJIS 
Chapter 17.4 

Encouraging a mix of commercial, residential and community 
activities throughout the commercial area; and 

Excluding those commercial activities which conflict with the 
protection of the City's residential character and unique village 
atmosphere, and which can be and are provided outside the City but 
within the region. 

Commercial districts are established and designated as follows: 

Central Commercial cc 
Service Commercial sc 
Residential and Limited Commercial RC 

17.4.5 Public and Quasi-Public Districts Established. 

Five public and quasi-public land-use districts are created for the purpose of 
providing an appropriate geographic distribution of community services and 
open space. The primary goals of these districts are to preserve and protect 
the predominantly residential character of the city, provide community 
services, parks and open spaces and protect environmental resources in 
accordance with the General Plan/Local Coastal Program Land Use Plan. 
These goals are to be achieved by: 

A. 

B. 

c. 

D. 

Locating parks and open space areas throughout the city for the 
convenience of residents; 

Creating space for theaters and cultural facilities in the community to 
promote the arts; 

Creating space for community centers to promote art and culture and 
to provide space for community functions; and, 

Creating space for services and activities tailored to the enhancement 
of living for senior citizens in the community. 
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Public and Quasi-Public Districts are established and designated as follows: 

Natural Parklands and Preserves District P-1 

Improved Parklands District. P-2 

Theatrical District A-I 

Community and Cultural District A-2 

Senior Citizen Facility District A-3 

17.4.6 Overlay Districts Established. 

I 
I 
I 
I 
I 
I 
I 

Five overlay districts are created. The primary goal of these districts is to I 
preserve and protect the predominantly residential character of the city by 
protecting coastal and other important community resources in accordance 

1 with the Local Coastal Program Land Use Plan and General Plan. This goal 
is to be achieved by: 

A. 

B. 

Protecting and preserving areas of archeological significance; 

Minimizing impacts from development on sites adjacent to park and 
open space areas; 

c. Minimizing impacts from development and uses on or near the beach 
area; 

D. Protecting environmentally sensitive habitat areas; and 

E. Preserving neighborhood subdivision patterns in areas annexed from 
the county. 

Overlay Districts are established and designated as follows: 

Archaeological Significance Overlay District AS 

Park Overlay District PO 

Beach. Overlay District B 

Environmentally Sensitive Habitat Area Overlay District ESHA 

Annexed County Lots Overlay District c 
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17.4. 7 Official Zoning Map. 

Division I- General Regulations 
Chapter 17.4 

The boundaries of the zoning districts established by this title are not 
included in this title but area shown on the official Zoning Map maintained 
by the Planning Director. The Official Zoning Map and all notations, 
references, and other information shown thereon shall be as much a part of 
this title as if the matters and information set forth on such maps were fully 
described herein. Figure I-1 shows a small-scale duplicate of the Official 
Zoning Map. 
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Chapter 17.5 (RESERVED) 
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Chapter 17.6 

Chapter 17.6 General Rules 

Sections: 

17.6.1 
17.6.2 
17.6.3 

Rules for Construction of Language. 
Rules of Measurement. 
Rules for Interpretation. 

17 .6.1 Rules for Construction of Language. 

In addition to the general provisions of this title, the following rules of 
construction shall apply: 

A. The particular controls the general. 

B. 

c. 

D. 

E. 

F. 

G. 

Unless the context clearly indicates the contrary, the following 
conjunctions shall be interpreted as follows: 

1. 

2. 

3. 

"And" indicates that all connected words or provisions shall 
apply. 

"Or" indicates that the connected words or provisions may 
apply singly or in any combination. 

"Either . . . or" indicates that the connected words or 
provisions shall apply singly but not in combination. 

References to departments, commissions, boards, or other offices are 
to those of the City of Carmel-by-the-Sea unless otherwise indicated. 

References to a public official in the City is to that person who 
performs the function referred to and includes a designated deputy of 
such official. 

All references to days are to calendar days unless otherwise indicated. 

Section and section headings contained herein shall not be deemed to 
govern, limit, modify, or in any manner affect the scope, meaning, or 
intent of any section. 

The words "activities" and "facilities" include any part thereof of the 
activity or facility. 
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H. "Director" means the Community Planning and Building Director or 
the Director's designee. 

17 .6.2 Rules of Measurement. 

A. 

B. 

Purpose. This section explains how various measurements referenced 
in this Zoning Ordinance are to be calculated. 

General Provisions. 

1. 

2. 

Applicant Responsibility. For all calculations, the applicant 
shall be responsible for supplying drawings illustrating the 
measurements. These drawings shall be drawn to scale and shall 
be of sufficient detail to allow easy verification upon inspection 
by the Director. 

Fractions. When calculations result in fractions, the results will 
be rounded as follows: 

a. Minimum Requirements. When a regulation is expressed in 
terms of a minimum requirement, any fractional result will 
be rounded up to the next consecutive whole number. For 
example, if a minimum requirement of one tree for every 
30 lineal feet is applied to a 50-foot strip, the resulting 
fraction of 1.37 is rounded up to 2 required trees. 

b. Maximum Limits. When a regulation is expressed in terms 
of maximum limits, any fractional result will be rounded 
down to the next lower whole number. For example, if a 
maximum floor area limit for guesthouse is applied to a 
7,500 square-foot lot, the resulting number of 422.5 is 
rounded down to 422 allowed square feet. 

3. Measuring Distances. Distances shall be measured as follows: 

a. Distances are Measured Horizontally. When determining 
distances for setbacks and structure dimensions, all 
distances are measured along a horizontal plane from the 
appropriate line, edge of building, structure, storage area, 
parking area, or other object. These distances are not 
measured by following the topography or slope of the land. 

b. Measurements are Shortest Distance. When measuring a 
required distance, such as the minimum distance between a 
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structure and a lot line, the measurement is made at the 
closest or shortest distance between the two objects. 
Exceptions are stated in subsection (c) below. 

c. Measurement of Vehicle Stacking or Travel Areas. The 
minimum travel distance for vehicles, such as a garage
entrance setback, is measured down the center of the 
vehicle travel area. For example, curving driveways are 
measured along the center arc of the driveway. 

Required Area for a Building Site. 

1. Existing Buildings. The ground area needed for legal 
construction of a building at the time of construction shall be 
one building site. If the building could not be legally built on 
the same ground area at the present time, the building site shall 
be called a nonconforming building site. 

2. Vacant Land. The land area required by the standards in the 
base zoning districts shall be a legal building site if the land 
area is a legal lot of record or if the land area was legally 
reconfigured in conformance with the Subdivision Map Act of 
the State and the provisions for subdivision or lot line 
adjustments established in Chapter 17.44: Subdivisions and Lot 
Line Adjustments. 

3. Multiple Lots on One Building Site. The ground area of a 
building site may be comprised of more than one lot. The 
ground area of more than one lot may be required by existing 
or proposed buildings on a site pursuant Sec. 17 .10.2.B of this 
title. Each building site must retain a ground area and setbacks 
consistent with all provisions of this code. Each building site 
must be composed of original lots of record or composed of 
new lots legally reconfigured from original lots in conformance 
with the Subdivision Map Act of the State and the provisions 
for subdivision or lot line adjustments established in the 
municipal code. 

Determining Buildable Area. For the purposes of calculating 
allowable building volume and floor area, the buildable area of a lot 
shall be the lot area, minus the following: 

1. Continuous portions of the site, occupying at least 10% of the 
site area, with a slope greater than 30 percent. 
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2. 

3. 

4. 

The "pole" of a flag lot; 

Private access roads; 

Those portions of a site qualifying as Environmentally Sensitive 
Habitat Areas (ESHA) as provided for in Article V of Chapter 
17.20: Environmentally Sensitive Habitat Area Overlay 
District; and 

5. Scenic, habitat, coastal access or conservation easements. 

Figure 1-2: Buildable Area 

Standard Lot 

E. Average Slope. 

1. 

2. 

Average Slope. The average slope of a lot is calculated by 
subtracting the average elevation of the uphill lot line and the 
average elevation of the downhill lot line and dividing the sum 
by the average distance between the two lot lines. The average 
elevation of the uphill or downhill lot line is calculated by 
adding the elevations at the ends of the lot line and dividing by 
two. 

Average Percent of Slope. The ratio between vertical and 
horizontal distances expressed in percent, the mathematical 
expression of which is based upon the formula below: 

a. Vertical Distance 
X 100 = Average Percent Slope 

Horizontal Distance 
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Figure 1-3: Average Slope 

F. 

A Downhill Lot Une B r,::::·---------;;'"·-- :1 

.. ··---------·-

c 
-UphiiJl; -if;:~--- _I 

Average elevation 
of downhill lot line 

Average elevation 
of uphill lot line 

Average distance between 
the downhill and uphill lot lines 

(A; B) (c; D) 
( Length of line AC ; Length ofline BD) 

Grades. The set of elevations representing the surface of the ground 
prior to grading, filling, or other site alterations for a project. On 
developed sites, as each topographic line passes beneath a building it 
shall be assumed to be a straight and level line for purposes of 
defining existing grade. Existing grade may also be referred to as 
natural grade (See Figure 1-4). 

On sites disturbed from previous grading or excavation activities, an 
approximation of preexisting conditions may be used as a reference 
for determining average or existing grade using grades on adjacent 
sites, retaining walls and prior survey maps. All such grade 
approximations shall require the concurrence of the Department and a 
determination that the resulting project complies with all requirements 
of the Zoning Ordinance, avoids large exposed cuts and unnatural 
topography and is consistent with R-1 design objectives. 

Average grade is a horizontal line approximating the ground elevation 
through each building on a site, used for calculating the exterior 
volumes of buildings. Average grade is calculated separately for each 
building. Average grade is calculated in four steps: 

1. Plot the ground level perimeter of the building on a topographic 
map of the site using 1-foot contour intervals. Assign an 
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2. 

3. 

elevation of "zero" for the lowest contour line that passes 
through the building perimeter. 

For each contour line that intersects the building perimeter, 
draw a straight line through the building that connects the point 
of intersection to where the same contour line emerges from the 
building perimeter (see Figure 1-4, below). 

For each line drawn in step #2, multiply its length by its 
elevation (above the "zero" contour line) and then sum all 
results. 

4. Divide the sum from step #3 by the sum of the lengths of all 
lines drawn. The resulting elevation above the "zero" contour 
line is extended as a horizontal line through the building as 
average grade. 

Figure 1-4: Determining Average Grade and Existing Grade 

G. 

Existing or natural grade is determined by topographic contours on site. 
Connea grades that intersea building walls with straight lines through the 
building and do not consider undulations in grade within the building footprint 

Exterior Volume. The maximum allowable exterior volume is 
calculated by multiplying a volume factor in Sec. 17 .10.3.C by the 
allowed base floor area, subject to the following: 

1. Exterior volume is expressed in cubic feet and is measured 
from the exterior wall and roof surfaces of each building. The 
exterior volume of the building shall be based on the height of 
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the exterior walls above both the average existing grade and the 
average final grade. Where the average grade line lies below a 
building, the exterior walls of the building are projected down 
to average grade to calculate its volume. Portions of a building 
located below average grade are excluded from exterior 
volume. 

Exterior volume includes all dwellings, guesthouses, 
subordinate units, garages, carports, chimneys, storage sheds, 
projecting windows and covered porches. 

Exterior volume also includes the volumes in and under any 
attached or freestanding arbor or trellis and under that portion 
of any roof eave extending more than 18" from the face of any 
building. 

Decks or balconies with a walking surface more than three feet 
above final grade shall count as exterior volume as measured 
from the deck surface to the top of any rail or enclosing wall. 
Any deck or balcony with a floor level less than three feet 
above final grade will be excluded from the volume total. 

Figure 1-5: Determining Exterior Volume 

H. 

I. 

Include portions of 
building above grade in 
calculation. 

£ovoes extending less rhon 
18 inche> from !he face 

of any 
included in cmcu11mon ' 

Portions of a building located 
below average grade are 
excluded from calculation. 

\blume in and under arry 
"""" extending mare 
than 18 inches from !he 

buiJd;ng shall 
in ookulatk>n. 

Determining Base Floor Area. The maximum allowable base floor 
area shall be calculated by multiplying the buildable area of the lot by 
the maximum percentage presented in the development standards for 
each zone. 

Detennining Floor Area Ratio. The floor area ratio shall be expressed 
as percentage of the buildable area of the parcel of land upon which 
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J. 

K. 

L. 

the building rests. For above ground spaces, floor area is measured at 
the exterior of the enclosing walls. For basement spaces, floor area is 
measured at the interior of the enclosing walls. 

Resubdivided Corner Lots. Resubdivided Corner Lots are those 
created through a lot line adjustment by reorienting a lot line ninety 
degrees running between two adjacent original lots of record, one of 
which is located at the corner of a block and the other is adjacent to 
the corner lot and fronting on the same street. Each lot created by this 
action is considered a resubdivided corner lot for purposes of 
establishing front setbacks. 

Determining Lot Coverage. The total ground area of a lot occupied by 
materials or improvements that cover the natural soil but which are 
outside the perimeter of structures that count as floor area. Lot 
coverage includes: 

1. Fully permeable materials including gravel, decomposed 
granite, spaced decking and exterior stairs. However, shredded 
bark, wood chips and similar materials used as mulch within 
fully landscaped areas are not counted as lot coverage; 

2. Semi-permeable materials including sand-set bricks or pavers, 
garden walkways of small paving stones, and arbors; and 

3. Impermeable materials including asphalt, concrete, mortared 
brick and stone, unspaced decking and balconies at any level, 
garden walls, solariums, bridges, sheds not counted as floor 
area, ponds, hot tubs and swimming pools. 

Measuring Height. 

1. Measuring Building Height. The height of buildings shall be 
measured as the plumb vertical distance from existing or 
finished grade (whichever is more restrictive) to the highest 
point on the roof. 

a. Flat Roof. The measurement is made to the highest point of 
the roof beams of the roof. 

b. Mansard Roof. The measurement is made to the deck line 
of the roof. 

c. Pitched or Hipped Roof. The , measurement is made to the 
peak or gable of the roof. 
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Figure 1-6: Measuring Building Height 

Height is measured using plumb vertical distances between existing or finished grade 
(whichever is most restrictive) and the highest projection on the building. 

Mansard Roof Flat Roof Pitched or Hipped Roof 

2. Measuring Height of Other Structures. The height of other 
structures, such as fences, is the vertical distance from the 
ground level immediately under the structure to the top of a 
structure. Special measurement provisions are also provided 
below. 

a. Retaining Walls and Fences. Retaining walls and fences on 
top of retaining walls are measured from the ground level 
on the lower side of the retaining wall. 

Figure 1-7: Retaining Walls and Fences 
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Wood 
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grade. 
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or 

Wall 
Height 

! 

Height 

l Existing Grade 

Final Grade 

b. Decks. Deck height is determined by measuring from the 
ground to the top of the floor of the deck. 

M. Measuring Lot Widths and Depths . 

1. Lot Depth. The horizontal distance from the midpoint of the 
front lot line to the midpoint of the rear lot line or to the most 
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N. 

distant point on any other lot line where there is no rear lot 
line. 

2. Lot Width. The average horizontal distance between the side lot 
lines measured at right angles to the lot depth from the required 
front-yard setback and from the required rear-yard setback or 
from the rearmost point of the lot depth in cases where there is 
no rear lot line. The width of a nonrectangular lot shall be the 
mean length of the front and rear property lines. 

Measuring Setbacks. 

1. Front Setbacks. Front setbacks shall be measured from the 
property line adjacent to the street fronting the property. On 
corner lots with two street frontages, the shortest frontage shall 
be considered the front, regardless of where the driveway or 
front entry is located. See subsection 0.5 for flag lot 
exceptions. 

2. Rear Setbacks. Rear setbacks shall be measured from the 
property line most directly opposite the front. See subsection 
0.5 for flag lot exceptions. 

3. Side Setbacks. Side setbacks shall be measured from the 
property lines not defined as front or rear. 

4. Composite Side Setbacks. Composite side setbacks shall be 
calculated as the sum of both side setbacks. When calculating a 
composite side setback, any combination of the side setbacks 
may be used (for example a 10 foot composite side setback 
could be composed of 5 feet on both sides or 3 feet on one side 
and 7 feet on the other). Different combinations may be used at 
different places on the site to allow for different building 
shapes. 

5. Flag Lots. For flag lots, the front setback applies only to the 
first 15 feet of the "pole" near the street. All other setbacks 
apply to the "flag" portion. The "flag" portion will have two 
"rear" setbacks - one near (and perpendicular to) the pole and 
the other opposite to this. Setbacks on flag lots shall be 
measured by excluding the access strip or easement using only 
the bulk of the lot. 
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Measuring Sign Area. In computing the maximum permissible sign 
area or display surface, standard mathematical formulas for known or 
common shapes will be used. Brackets or other appurtenances 
incorporating design elements that are descriptive or informative of 
the business use shall be included as part of the sign area. 

1. 

2. 

Multi-Faced Signs. All faces of a multi-faced sign shall be 
included in the calculation of area except for a double-faced 
hanging or monument sign, in which case only one face shall be 
included. 

Irregularly Shaped Sign. The sign area shall include the 
smallest rectangle that wholly contains the sign. 

17 .6.3 Rules for Interpretation. 

A. Zoning Text. In the implementation of this title, the Director shall 
determine the intent of all provisions. The determination of the 
Director may be appealed in accordance with the provisions of 
Chapter 17.54: Appeals. 

B. Zoning Map. The following rules shall apply to zomng boundary 
determinations: 

1. District boundaries shown as approximately following the 
property line of a lot shall be construed to follow such property 
line. 

2. Where a district boundary divides a lot, the location of the 
district boundary shall be determined by using the scale 
appearing on the zoning map or by the Director or the Planning 
Commission. This rule shall not apply to the AS overlay 
district. 

3. Where the AS overlay boundary divides a building site, the 
entire building site shall be treated as within the overlay 
district. 

4. 

5. 

District boundaries shown as approximately following right-of
way lines of streets or other identifiable boundary lines shall be 
construed to follow such right-of-way or boundary lines. 

District boundaries shown as lying within right-of-way lines of 
streets, or other identifiable boundary lines shall be construed 
to follow the centerline of such right-of-way or boundary lines. 
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c. 

6. District boundaries shown as lying at the edge of a body of 
water shall be construed to follow the adopted 100-year 
floodplain identified for the watercourse. 

Record of Interpretation. The Director shall keep a record of 
interpretations made pursuant to this section that shall be available to 
the public. 
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Chapter 17.8 Residential Zoning Districts 

Sections: 

17 .8.1 

17.8.2 

17.8.3 

17 .8.4 

17.8.5 

17.8.6 

17 .8.1 

Purpose. 

Specific Purposes. 

Districts Identified. 

Land Use Regulations. 
Additional Use Regulations. 

Prohibited Uses. 

Purpose. 

The purposes of the residential zoning districts are to maintain the 
residential village character of the City and encourage originality, flexibility 
and diversity in residential design that respects the forest setting, the 
constraints of each site and the surrounding neighborhood. 

17.8.2 Specific Purposes. 

In addition to the general purpose above, the specific purposes of each of the 
residential districts are: 

A. R - 1 Single Family Residential District. 

To provide an appropriate land area for permanent single-family 
residential uses and structures and to enhance and maintain the 
residential character of the City .. 

B. R - 4 Multi-family Residential District. 

1. To provide an appropriate location for a mix of multifamily 
residential dwelling units convenient to the commercial area. 

2. To serve as a buffer or transitional zone between the 
commercial area and the single-family residential district. 
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17.8.3 Districts Identified. 

The following table lists all blocks and lots contained within the R-4 land 
use district. 

Block Lots 

Block 36 Lots 12 and 14; Lots 16 through 26 

Block 37 All 

Block 48 Lots I through 13; Lot IS 

Block 59 Lots I through 3 

Block 0 Lots I through 14 

17.8.4 Land Use Regulations. 

Schedule 11-1 prescribes the land use regulations for the residential districts. 
The regulations for each district are established by letter designations as 
follows: 

"P" designates permitted use classifications. 

"L" designates use classifications that are permitted, subject to certain 
specific limitations noted by the number designations and listed at the 
end of Schedule II -1. 

"C" designates use classifications permitted after review and approval 
of a Conditional Use Permit by the Planning Commission. Conditions 
or standards may apply to these uses, noted by the number 
designations and listed at the end of Schedule 11-1. 

These uses are subject to Division 1: General Regulations and additional use 
regulations found in Division IV: Provisions Applying in All or Several 
Districts. Additional use regulations are also found in Section 17 .8.5: 
Additional Use Regulations, of this chapter and are referenced in the 
Schedule. Findings for specific uses may also be required and are found in 
Chapter 17.64: Findings Required for Permits and Approvals, of this Title. 

Use classifications are defined in Chapter 17.68: Use Classifications, and 
are based on the use classifications listed in the current edition of the North 
American Industry Classification System (NAICS). Questions as to the 
inclusion or exclusion of a particular proposed use in a particular category 
will be determined by the Director based on a NAICS Use Categories List, 
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adopted by resolution by the City Council and held at the Department of 
Community Planning and Building counter. The Director shall make the 
decision according to the characteristics of the use, and upon the Director's 
interpretation of the land use code, the NAICS Use Categories List and the 
current edition of the NAICS. The determination by the Director may be 
appealed to the Planning Commission by anyone aggrieved by the decision 
following the procedures specified in Chapter 17.54: Appeals. 

Subordinate Units 

Class II p See Sec. 17 .8.5 (F) 
Class Ill c 
Class IV p 

Guesthouse (noncommercial) c See Sec. 17.8.5 (C) 

Multi-family Dwellings See Sec. 17.8.5 (E) 

0 - 22 dwelling units/acre p 

> 22 dwelling units/acre c 
Senior Citizen Housing L-5 p 

Family Day Care 

Small Family L-5 p 

Large Family C-4 See Sec. 17.8.5 (B) 

Clubs and Lodges c- 2 C-4 

Colleges and Trade Schools L-4 

Community Care Facility L-4 

Community Social Service Facility C-2 L-4 

Day Care Centers c- 2 C-4 

Emergency Medical Care L-4 
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P = Permitted Use R-1 

L = Limitations Apply 

C = Conditional Use Permit Required 

Government Offices 

Hospitals and Clinics 

Clinics 

Hospice Care, Limited C-5 

Libraries, Public 

Park and Recreation Facilities p 

Community Centers C-2 

Conference Facility, Small C-2 

Parking Facilities, Noncommercial C-2 

Public Safety Facility 

Religious Facilities C-2 

Residential Care Facilities 

Limited L-5 

Senior 

Schools, Public C-2 

Schools, Private C-2 

Animal Sales and Services 

Animal Grooming 

Business Services 

Hotels and Motels C-3 

Maintenance/Repair Services 

Offices 

Parking Facilities, Commercial 

Personal Improvement Services 

Personal Services 

ll-6 

R-4 

L-4 

L-4 

L-5 

L-4 

p 

L-4 

L-4 

c 

p 

p 

c 

P-4 

L-4 

L-1 

c 
L-4 

L-4 

c 

L-4 

L-4 

Additional 
Regulations 

See Chapter 17.64: 

Findings 

See Chapter 17.64: 

Findings 
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P =Permitted Use 

L = Limitations Apply 

C = Conditional Use Permit Required 

Retail Sales 

Vending Machines 

Travel Services 

Theater, Live Performance 

Accessory Use 

Nonconforming Use 

Temporary Use 

Specific Limitations and Conditions 

R-1 R-4 

c 
c 

C-2 

Division II- Base Zoning Districts 
Chapter JZB 

Additional 
Regulations 

See Sec. 17 .8.5 (A) 

See Chapter 17.36: 

Nonconforming Uses 

See Sec. 17.52.16 

I: Limited to advertising, consumer credit reporting, secretarial and court reporting, equipment 

maintenance and repair, personnel supply services, and non-retail computer services and repair. 

2: Allowed only on existing quasi-public use sites established prior to December I, 1980 or added as 

an accessory use to such existing uses. 

3: Limited to existing units established prior to January I, 1967 and/or authorized by a use permit 

issued between 1967 and 1990. *Note: These provisions approved by voter referendum. 

4: Limited to existing commercial spaces established prior to 1993 and occupied by commercial uses 
continuously since that time. 

5: Limited to occupancy within a single-family residence. 

17.8.5 Additional Use Regulations. 

A. Accessory Buildings and Structures. 

1. Except as provided in Section 17.10.4: Lot Mergers, no more 
than two accessory structures may be constructed on each 
building site. 
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B. 

2. 

3. 

No accessory structure shall exceed 400 square feet in floor 
area except: (1) as provided for guesthouses and (2) as provided 
in (3) below. 

Two accessory structures (such as a garage and a guesthouse) 
may be combined into a single structure as long as the 
combined floor area does not exceed what would be allowed for 
two independent structures and does not exceed 75% of the 
floor area of the primary structure. All accessory structures 
exceeding five feet in height shall count as floor area. Storage 
sheds of 120 square feet or less and containing no plumbing or 
electrical connections shall not require a building permit. 

Family Day Care, Large Family. The following additional 
regulations shall apply to the operation of large family day care homes 
serving 7 to 12 persons. 

1. Standards. All large family day care homes shall comply with 
all applicable state standards and requirements for family day 
care homes. In addition, all large family day care homes shall 
comply with the following standards: 

a. Outdoor Play Area. All outdoor play areas shall be 
enclosed by a natural barrier, wall, solid fence, or other 
solid structure at least 6 feet in height, and all outdoor 
play areas shall be adequately separated from driveways, 
streets and parking areas. 

b. Parking and Traffic. Adequate parking shall be provided 
for employees of the large family day care home and for 
pick-up and drop-off of children at the home in 
accordance with the following standards: 
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In addition to the off-street parking spaces required 
for the residential zone, one additional off-street 
parking space shall be provided per employee. 

u. Adequate space shall be available for safe pick-up 
and delivery of children to the day care home. 
This space shall be off-street, but can be in the 
driveway or off-street parking area. 

2. Inspections Required. The Fire Department district and 
Building Official shall conduct an on-site inspection that 
includes but is not limited to: 

a. Gas water heaters, to ensure proper ventilation and 
permanent installation that is safe from children; 

b. Fire extinguishers and smoke detectors, to ensure that 
they meet standards established by the state fire marshal; 

c. Refrigerators, to ensure that they are properly sealed shut 
if not in use and/or contain a locking device if in use; 
and 

d. All potential fire and safety hazards that may endanger 
the children at the large family day care home. 

Guesthouses. One guesthouse may be authorized on sites of 6,000 
square feet or greater upon approval of a Use Permit. Guesthouses 
shall contain no food preparation facilities of any kind. A guesthouse 
on any building site of 8,000 square feet or greater may be converted 
to a subordinate unit (see Section 17 .8.5.F). A legal subordinate unit 
may be converted to a guesthouse upon approval of a use permit. No 
site shall contain both a guesthouse and a subordinate unit except as 
provided under hardship conditions (see Section 17 .8.5.F). 

Lot Type/Size Base Size Plus Increment Based Equals Maximum 
of Guesthouse on Lot Size Floor Area 

6,000 square feet or 400 square feet (lot area over 6,000) x Allowed Size 
larger 1.5% 

Merged Lots of at least 500 square feet (lot area over 6,000) x Allowed Size 
8,000 square feet 1.5% 

Example: 400 square feet (I ,500 sq. ft.) x 1.5% 422 sq. ft. 
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17,500 Square Foot lot 

D. Home Occupations. All home occupations require a business license. 

E. 

F. 

Home occupations are limited to the use of up to two rooms in a 
single-family dwelling by a person residing therein as the studio of an 
artist, writer or musician, or by a teacher of the arts having up to two 
pupils under instruction at any one time. For this section, the arts 
shall include only the following: painting, graphics, computer 
graphics, music, dance, drama, sculpture, writing, photography, 
weaving, ceramics, needlecraft, jewelry, glass and metal crafts. The 
Director may authorize other home occupations that: 

1. Are limited to office machines such as telephone and/or 
computer use; 

2. Do not involve deliveries more frequently than once per week; 

3. Do not involve the parking, use or storage of any commercial 
vehicles; 

4. Do not involve visits by customers, vendors, attendees, 
salespeople or employees of the business; and 

5. Are fully contained within one or two rooms in a single family 
dwelling and are not located in a garage. 

Multi-family Dwellings. 

1. All multifamily residential projects shall require the preparation 
of an acoustical analysis and the implementation of acoustical 
design treatments to meet noise standards contained in Title 25 
of the California Government Code. 

2. All multi-family projects shall have a minimum per unit size of 
400 square feet. 

3. At least 25 percent of all units in a multifamily project 
containing more than 2 units shall be of a size between 400 
square feet and 650 square feet in floor area. 

Subordinate Units. The City has four classes of subordinate 
residential units as described in Chapter 17.68: Use Classifications. 
The following regulations apply to these specific classes. 
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Division H- Base Zoning Districts 
Chapter 17.8 

General Standards for Class II, III and IV Subordinate Units. 

a. Only one subordinate unit shall be allowed on any single
family building site. 

b. The subordinate unit shall comply with the minimum 
health and safety standards in the Uniform Housing and 
Building Codes and the standards for efficiency units in 
the Uniform Building Code (UBC) as follows: 

1. The unit shall have a minimum living area of 220 
square feet. 

u. The unit shall provide a kitchen sink, cooking 
appliance and refrigerator facilities, each having a 
clear working space of not less than 30 inches in 
front. 

111. The unit shall have sufficient light and ventilation 
for living and kitchen use. 

1v. The unit shall provide a separate bathroom, 
containing a water closet, lavatory and bathtub or 
shower. 

v. The unit shall have electrical or gas service, water 
service and sewer service. 

v1. The unit shall have a mmnnum ceiling height of 
seven feet six inches. 

vii. The unit shall have heating facilities capable of 
maintaining a room temperature of 70 degrees at a 
point three feet above the floor. 

c. No nonconformities shall be created, increased, or 
enlarged. 

d. No detached subordinate unit shall exceed the maximum 
allowable size of a guesthouse. 

e. Class III and Class IV units located on sites of less than 
6,000 square feet in area shall be attached to the primary 
dwelling. 
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f. All attached Class III units shall provide for future 
interaccessibility, and shall be designed to facilitate 
conversion of the unit into living space within the 
primary dwelling. A plan for conversion must be 
submitted with the application. 

g. Class III units located on sites of 6,000 square feet or 
greater and all Class IV units may be attached or 
detached. Detached units shall be designed for 
conversion to a guesthouse. A plan for conversion must 
be submitted with the application. 

h. All unregistered Class II, Class III, and Class IV 
subordinate units shall be recognized as illegal and 
subject to the enforcement procedures found in Division 
VI. 

2. Regulations Applying to Specific Classes: 

a. Class II: Class II units are subject to the General 
Standards and Convertibility provisions of subsection 1 
above and to the following: 

1. The property owner shall either maintain the 
primary or the subordinate unit for his or her own 
use, or may rent or lease both dwellings. If both 
dwellings are rented or leased the rental or lease 
terms shall be at least one year. 

11. Detached subordinate units on sites of less than 
6,000 square feet shall not be enlarged or 
increased in size. 

111. Demolition of more than 50 percent of the value of 
the structures on a site containing a Class II unit 
shall require termination of the use and removal of 
the unit. 

b. Class III: Class III units are subject to the General 
Standards and Convertibility provisions of subsection 1 
above, and the following: 
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Chapter 17.8 

1. Documentation or evidence shall be submitted to 
verify that a hardship exists and that granting 
approval of the use permit to authorize a 
subordinate unit is warranted. Use permits shall be 
issued for a specified time period based on the 
anticipated length of the hardship and shall be 
recorded with the Monterey County Recorder's 
Office. 

11. All use permits for Class III subordinate units shall 
expire upon termination of the specific hardship 
for which it was granted or upon reaching its time 
limit, whichever occurs first. Such removal or 
conversion shall occur within six months of permit 
expiration. 

c. Class IV: Class IV units are subject to the General 
Standards and Convertibility provisions of subsection 1 
above, and the following provisions: 

1. Class IV units must meet affordable housing 
standards for low-income or very-low income 
households as defined for the Carmel area by 
California Statutes. Verification as affordable 
housing shall be supplied in a manner approved by 
the City. 

11. Once established, Class IV units must remain as 
affordable units until converted to space within the 
single family residential dwelling or converted to a 
guesthouse with a use permit per Section 17.8 .5. C. 

Single-Family Residential Dwellings. The following regulations 
apply to all single-family residential dwellings: 

1. Not more than one dwelling unit is allowed per building site 
except as provided for subordinate units. 

2. All portions of a single-family dwelling must have full 
interaccessibility, with the exception of registered subordinate 
units and guesthouses. 

3. No single-family dwelling of substantially identical design as 
any existing building or any approved building shall be allowed 
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4. 

17.8.6 

on any site located on the same street between the two adjoining 
cross streets. 

No proposed single-family dwelling shall be approved that is of 
substantially similar architecture, building massing, front 
setback or height as any existing building, or any approved 
building, located immediately adjacent to the proposed project 
and facing the street. 

Prohibited Uses. 

Uses such as transient bed and breakfast, hostel, hotel, inn, lodging, motel, 
hotel, resort and other transient lodging uses for remuneration, are 
prohibited in the residential districts, except as otherwise permitted by 
this code. 

A. Liability and Enforcement. Any person acting as agent, real estate 
broker, real estate sales agent, property manager, reservation service 
or otherwise who arranges or negotiates for the use of residential 
property in violation of the provisions of this section is guilty of an 
infraction for each day in which such residential property is used, or 
allowed to be used, in violation of this section. 

B. Infractions. Any person who uses, or allows the use of, residential 
property in violation of the provisions of this section is guilty of an 
infraction for each day in which such residential property is used, or 
allowed to be used, in violation of this section. 
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Division II- Base Zoning Districts 
Chopter 17.IO 

Chapter 17.10 R - 1 District Design Regulations 

Sections: 

17.10.1 

17.10.2 

17.10.3 

17.10.4 

17.10.5 

17.10.6 

17.10.7 

17.10.1 

Purpose and Design Objectives. 

Dimensional Standards: Lots, Parcels, and Building Sites. 

Site Development and Building Standards. 

Lot Mergers. 

Floodplain Development. 

Residential Design Guidelines. 

Review of Plans. 

Purpose and Design Objectives. 

The purpose of this chapter is to establish standards and requirements for 
physical development in the R-1 Single Family Residential District. To 
implement the General Plan and the Coastal Land Use Plan, these following 
design objectives for the R-1 District are established. 

A. The Urban Forest. Site improvements and the public right-of-way 
should be designed to preserve significant trees and to perpetuate the 
established urban forest in each neighborhood where it exists. Each 
site should contribute to the urban forest or other vegetation 
characteristic of the neighborhood, by harboring an appropriate 
number and mix of trees and/or shrubs consistent with the 
neighborhood context and the neighborhood streetscape. 

B. Neighborhood Design. 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 objective that diversity in architecture be encouraged while 
preserving the broader elements of community design that characterize 
the streetscape within each neighborhood. 

C. Site Design. Good site design is essential to good building design. 
Site improvements shall be compatible with, and sensitive to, the 
natural features and built environment of the site and of the 
surrounding area. Design solutions should relate to and take advantage 
of site topography, vegetation and slope. Designs shall recognize the 
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limitations of the land and work with these limitations, rather than 
ignoring them or trying to override them. 

D. Mass and Bulk. 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. Large box-like buildings and buildings with large, 
continuous, unrelieved surfaces can appear massive. Designing 
building and roof planes with just a few, simple forms and keeping 
floor levels and plate heights close to grade help reduce mass and 
bulk. The use of natural materials such as wood or stone and the 
creative use of landscaping can also help to avoid excess mass by 
introducing texture, variety and screening. 

E. Scale. Buildings shall relate to a human scale in their forms, elements 
and in the detailing of doors, windows, roofs and walkways. 
Oversized design elements make structures appear dominating and 
monumental. This out-of-scale character represents a poor fit to the 
human form, vitiates the more intimate, rural charm and village 
character of Carmel-by-the-Sea and shall be avoided. 

F. Boxed-in Neighbors. Designs should preserve reasonable access to 
light, air and open space for surrounding properties when considered 
cumulatively with other buildings in the neighborhood. Designs 
incorporating tall or bulky building elements located near an adjoining 
site that is already partially boxed-in by previous development should 
be avoided. 

G. Privacy. Designs should respect the privacy of neighbors. The 
placement of windows, doors, balconies and decks should be sensitive 
to similar improvements on neighboring properties. 

H. Open Space. The design of structures shall be coordinated with open 
space to enhance the park-like environment of the City. Open space 
should be distributed around buildings to provide visual relief from 
structural bulk and a distinct separation from buildings on adjacent 
sites. Open space is a shared community resource and some front yard 
open space on each site should remain visible from the street when 
this is consistent with the context established by neighboring sites. 

I. Landscaping. Designs should coordinate structural elements with 
landscaping to achieve a pleasing overall site design. Landscaped open 
space on site can help enhance the urban forest, or other vegetation 
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characteristic of the neighborhood, by coordinating with open space 
on neighboring sites and roadside vegetation. Landscaping also can 
aid in achieving other design objectives such as breaking up mass and 
bulk and protecting privacy, but such use of landscaping should not 
substitute for good building design. 

J. Public Views. Buildings shall be located and designed to preserve 
significant coastal views from the public right-of-way in conformance 
with Section 30251 of the California Coastal Act. The protection of 
public views should not prevent reasonable development of the site, 
yet development shall not preclude reasonable protection of any 
significant coastal view. 

K. Private Views. Designs should respect views enjoyed by neighboring 
parcels. This objective is intended to balance the private rights to 
views from all parcels that will be affected by a proposed building or 
addition. No single parcel should enjoy a greater right than other 
parcels except the natural advantages of each site's topography. 
Buildings which substantially eliminate an existing significant view 
enjoyed on another parcel should be avoided. 

L. Solar Access. Design should preserve the rights to reasonable solar 
access on neighboring parcels. Excessively tall buildings, particularly 
those near a north property line, which would block the free passage 
of the sun onto neighboring solar collectors or south-facing windows, 
should be avoided. 

M. Equity. Design controls and conditions of approval should be 
reasonable and fair. 

17.10.2 Dimensional Standards: Lots, Parcels and Building Sites. 

A. Legal Building Site Required. Parcels not meeting the criteria for 
legal building sites shall not be issued any building permits, other than 
permits for repair or maintenance, until the parcel has been brought 
into compliance with this section. A parcel of land within the R-1 land 
use district shall meet one of the following standards to be considered 
a legal building site: 

1. At Least 2,500 Square Feet. A single, independent lot of 
record in existence on February 4, 1948, with at least 2,500 
square feet of land area that was not in the same ownership as 
one or more adjoining lots of record on that date; or 
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B. 

2. 2,500 Square Feet or More. Any lot of record of 2,500 square 
feet or more, that on February 4, 1948 was in the same 
ownership as one or more adjoining lots of record and qualifies 
under one of the criteria below: 

a. A parcel of land in the form of a rectangle having at least 
3, 700 square feet, composed of 2,500-square-foot lots of 
record and/or portions thereof that existed on February 
4, 1948, and which have been reconfigured either by a 
lot line adjustment or by a merger of lots in conformance 
with Section 17.10.4: Lot Mergers. 

b. A parcel of land in the form of a rectangle having at least 
5,000 square feet, composed of two or more whole 
2,500-square-foot lots of record that existed on February 
4, 1948, and which has been formed by a merger of lots 
in conformance with Section 17.10.4: Lot Mergers. 

3. At Least 4, 000 Square Feet. A parcel of land having at least 
4, 000 square feet in area that is composed of one or more 
whole lots of record, or was composed of portions of lots of 
record but has been reconfigured through a lot line adjustment, 
or by a merger of lots, and recorded as one or more whole lot 
of record. 

4. At Least 6, 000 Square Feet. A parcel of land having an area of 
not less than 6,000 square feet which is not in the form of a 
rectangle conforming to the standards below: 

a. All irregularly shaped lots must contain a minimum 20-
foot frontage on a public right- of-way, except for 
parcels of land abutting a public street which shall have a 
minimum frontage of 40 feet, and except for parcels of 
land abutting a public cul-de-sac, which shall have a 
minimum frontage of 30 feet. 

b. Any right-of-way used for ingress and egress to buildable 
portions of irregularly shaped lots shall be unobstructed 
and shall have a minimum width of 20 feet, and the 20-
foot right-of-way shall not be considered for purposes of 
building site area or building site coverage. 

Multiple Lots on One Building Site. No developed building site 
composed of more than one lot of record shall be reduced in size by 
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D. 

E. 

Division II - Base Zoning Districts 
Chapter 17.10 

establishing one of the component lots as a separate site if such action 
would create or increase nonconformity with respect to the allowable 
site coverage, floor area ratio, parking, setbacks, site area or other 
zoning standards for any site involved. 

Fragment Lots. Lot fragments are portions of lots that do not meet 
minimum standards for building site area. Some existing parcels and 
building sites contain one or more lot fragments resulting from past 
activities such as: 

1. Lot line adjustments or subdivisions in which pre-existing lot 
lines, interior to the property, were not removed; 

2. Private transactions involving land transfers between parties as 
in gifts, exchanges, deed transfers, inheritance, etc., which also 
left lot lines, interior to the property intact; or 

3. Designated remainders not divided for the purpose of sale, 
lease, or financing that were not counted as a parcel for the 
purpose of fulfillment of requirements for subdivision 
improvements; 

Lot fragments shall not qualify as legal building sites unless joined to 
whole lots or other fragments to meet minimum building site criteria 
for size, as established above in this Section and recorded as one or 
more lots of record. 

Steep Slope Areas. For areas with an average slope greater than 30 
percent, the minimum lot size required for new subdivisions shall 
increase by the following percentages: 

1. Slopes between 30 and 40 percent. The minimum lot size 
requirements shall increase by 50 percent. 

2. Slopes between 40 and 50 percent. The mm1mum lot size 
requirements shall increase by 75 percent. 

3. Slopes greater than 50 percent. The mm1mum lot size 
requirements shall increase by 100 percent. 

Certificates of Compliance. Any person owning real property or 
vendee pursuant to a contract of sale of real property may request, 
and a local agency shall determine, whether the real property 
complies with all applicable City ordinances and the Subdivision Map 
Act regarding the formation of legal lots. Upon finding that a parcel 
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complies with the requirements for legal lot under the Subdivision 
Map Act and local ordinances adopted pursuant to formation of legal 
lots, the Department of Community Planning and Building shall issue 
for recordation a certificate of compliance. If the Department 
determines that the property does not comply with applicable State 
and City requirements, the Director may impose any conditions that 
would have been applicable to the division of the property at the time 
the applicant acquired his or her interest. Upon making a 
determination of non-compliance and establishing conditions, the City 
shall cause a conditional certificate of compliance to be filed for 
recordation with the County recorder. Compliance with these 
conditions shall be required prior to City action on any permit for 
development of the parcel except as otherwise provided in this 
Section. 

17.10.3 Site Development and Building Standards. 

A. Setbacks. Minimum building setbacks shall conform to the standards 
in Table 17 .10-A: Setback Standards for R-1 District. 

Lot Type Front Rear Side Setbacks 

Setback Setback* 
Composite** Minimum Setbacks (in feet) 

(in feet) (in feet) 
(both sides) Interior Side Street Side 

Interior Site IS IS 2S%of 3 N/A 

Site Width 

Corner Site IS IS 25% of 3 s 
Site Width 

Resubdivided 10 IS 2S%of 3 9 

Corner Site Site Width 

Double-Frontage Site IS N/A 2S% of 3 s 
Site Width (if applicable) 

* The rear setback is 3 feet for those portions of structures less than I 5 feet in height. 

**See Section 17.1 0.3A.I below and 17.6.2: Rules of Measurement. 
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Figure 11-1: Rear Setback Exception 

R-1-B District 
(Maximum 2 Stories) 

:§! 
el 
Ill, 

.Q.I £, 

I i j Rear setback is 3 (t for those portions 

3 

t'j ' of •tru"""' len than 15 feet in h<ight 

IS ft.-+ 

1. Detached Garages and Carports. To encourage variety and 
diversity in neighborhood design, detached garages and carports 
may be authorized by the Planning Commission or the Design 
Review Board within rear yard setbacks or front or side yard 
setbacks facing a street, subject to the following standards: 

a. Front or Side Yard Setback Facing a Street. The Design 
Review Board or Planning Commission may authorize a 
single-car, detached garage or carport not exceeding 12 
feet in width, 250 square feet in floor area and 15 feet in 
height in either the front yard setback or a sideyard 
setback facing a street (but not both) if: 

1. At least 50 percent of the adjacent right of way is 
landscaped or preserved in a natural and forested 
condition to compensate for the loss of open space; 

n. The proposed setback encroachment would not 
impact significant or moderately significant trees; 

m. Free and safe movement of pedestrians and 
vehicles in adjacent right of ways is protected; 

IV. All development on site will be in scale with 
adjacent properties and the neighborhood context 
consistent with adopted design guidelines; and 

v. Placement of the garage or carport in the setback 
will add diversity to the neighborhood streetscape. 
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b. Interior Sideyard Setback and/or Rear Setback. Detached 
garages may encroach into an interior sideyard setback, 
rear yard setbacks, or both, . if limited to 15 feet in 
height, the setback encroachment would not impact 
significant or moderately significant trees, and the garage 
location/design complies with Design Guidelines. 

Figure 11-2 Composite Sideyard Setbacks 
(Example Shown is an Interior Lot) 

2. 

Design 

Element 

Chimneys 

Driveway 

Eaves 

Entryway/ 
Porch 

-------------1 
7~ ' 

I 
I 
' 
I . 

---------··-·--·-----·---+-' 

-----------··----------L i ', 
Sideyards setbacks may vary throughout the depth ofthe lot, but shall not be Jess 
than 3 feet on either side or equal to less than 25 percent of the lot width on 
both sides. The above example shows a variety of setback combinations that equal 
25 percent of a 40 foot wide lot 

40~ 

Setback Exceptions. The following table identifies allowed 
exceptions to setbacks in the R-1 District: 

Front Setback Rear Setback Side Setback 

Allowed Limits Allowed Limits Allowed Limits 

Yes 24 in. No N/A No N/A 

Yes N/A Yes N/A Yes 18 in. 

Yes 24 in. Yes 18 in. Yes 18 in.* 

No N/A No N/A Yes 18 in. 

Street side 

only, 

uncovered 
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Fences/ Yes Refer to Yes 

Walls/Arbors Table 

17.10.G 

Garage/ Yes Refer to Yes 

Carport Sec.l7.1 0.3 

.AI 

Garbage No N/A Yes 
Enclosure 

Ramps Yes Max. 4ft. Yes 

width 

Masonry No N/A No 
Stoops and 
Stairs 

Walkway Yes Max. width Yes 

in setback: 

4ft. 

Window Wells No N/A Yes 

Refer to 

Table 

17.10.G 

Refer to 

Sec.l7.1 0.3 

.AI 

3ft. from 

property 

line 

Max. 4ft. 

width 

N/A 

Max. width 

in setback: 

4ft. 

3ft. from 

property 

line** 

Division II - Base Zoning Districts 
Chapter 17.10 

Yes Refer to 

Table 

17.10.G 

Yes Interior side 

of corner 

lots only 

Yes 3ft. from 

property 

line 

Yes Max. 4ft. 

width 

Yes First floor 

only 

Yes Max. width 

in setback: 4 

ft. 

Yes 3ft. from 

property 

line** 

* Eaves shall not encroach into any minimum side-yard for more than 20 linear feet per side. 

** All window wells that encroach into setbacks shall meet the minimum length, depth, and width requirements for 
egress and access to light. 

B. Height Limits. The following height standards apply to the R-1 
district. Where conflicts between two or more of these standards 
occur, the more restrictive limits shall apply. 

R-1 District R-1-B District R-1-PO District 

Number of Stories Allowed 2 2 I* 

Roof Height Of First Story (in feet) 18 18 18 

Plate Height Of First Story (in feet) 12 12 12 
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Roof Height Of Second Story (in 
feet) 

24 18 24* 

Plate Height Of Second Story (in 
feet) 

18 18 18* 

*See Section 17.20.11: Required Planning Commission Review and 17.20.12: Review Criteria. 

Figure 11-3 Maximum Heights 

t~ 2nd Story -.--
Plate & l 

Roof Ht. , I ~ I st Story 
18ft. ' Plate Ht. 

_j_ !; 1 ~ 

R-1 District 
(Maximum 2 Stories) 

R-1-B Distria 
(Maximum 2 Stories) 

R-1-PO District 
(Maximum I Story) 

1. Chimneys. Fireplace chimneys and vents, including caps, shall 
be no higher than required by the UBC and shall not exceed 
four feet in height above the building height. Chimneys, vents 
or chimney enclosures which project above a roofline, flat deck 
or parapet wall shall also be subject to the following standards. 

2. 

a. Maximum Horizontal Dimension. Three feet and four 
inches. No cap or ornament shall exceed 24 inches in any 
horizontal dimension. 

b. 

1. Exception. Three feet and SIX inches for double
flue chimneys. 

Chimneys shall not contain any storage space, access 
openings or other uses unrelated to the vent function of 
the chimney. 

Maximum Site Coverage. 10 percent of the site area. At least 
50 percent of all site coverage shall be permeable or 
semipermeable. 
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Exemptions. 

1. Building Projections. Structural elements that 
project out from building walls including oriel 
windows, eaves, balconies, overhangs and similar 
structural elements are exempt from site coverage 
calculations if limited to a projection of 18 inches 
or less. Window wells providing emergency egress 
shall provide at least three feet of clearance from 
the window opening and nine square feet in area 
unless otherwise determined by the Building 
Official. The ground area of each window well 
shall be fully counted as site coverage. 

Figure 11-4 Window Well 

Minimum 
~ clearance: Ground Elevation 

~~~--~3~~~~------~ 
Minimum area: ~ 

9 sq.~ 

11. Driveways and Walkways. A single driveway up to 
9 feet in width and a single walkway up to 4 feet 
in width, the combined area of which do not 
exceed 500 square feet, are exempt from site 
coverage limits if made of semi-permeable or fully 
permeable materials. Such walkways shall connect 
the home entrance with either the driveway or a 
front or side property line facing a street. Front 
walkways shall not be permitted to encroach into 
the right-of-way and shall either connect with the 
driveway on site or shall stop at the property line, 
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c. 

b. 

as shown in Figure II-4. Driveway paving 
materials may encroach into unimproved right-of
way between the property line and the street. 

111. Flag Lots. The paving of private roads or the 
paving on the "pole" of a flag lot are exempt from 
site coverage limits. 

Nonconforming Site Coverage. Sites not in compliance 
with site coverage limits shall not be authorized to 
increase site coverage. Sites with excess coverage may 
add floor area consistent with Section 17 .10.C.2: 
Exterior Volume, only when: 

1. The site complies with the R-1 District tree density 
provisions established in Section 17.48. 8 .A and all 
existing and new trees have sufficient space to 
protect the root zones and provide for new growth; 
and 

11. Excess site coverage will be reduced at a rate 
equal to two times the amount of floor area added 
to the site, or to an amount that complies with the 
site coverage limits, whichever is less. 

Floor Area Ratio and Exterior Volume. 

1. Maximum Floor Area. The actual floor area that will be 
permitted on each site is dependent on site constraints and 
compliance with the Design Objectives for the R-1 District. The 
maximum floor area will not be achievable on sites with 
constraints such as slopes, significant trees, unusual shape or 
difficult access. For sites with an average slope greater than 
30%, the maximum allowed floor area and exterior volume 
shall be reduced by 2% for each 1 % increase in average slope 
above 30% up to a maximum reduction of 50% (See Section 
17 .6.2.D: Determining Buildable Area). 

a. Sites Less Than 4, 000 Square Feet. On sites of 4,000 
square feet or less in area, the maximum base floor area 
shall not exceed 45 percent of the area of the building 
site. 
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Figure 11-5 Maximum Site Coverage 

9ft 

A single walkway (maximum 3ft. wide) and a single driveway (maximum 9 
and 500 square feet in area) are exempt from the site coverage. 

Maximum Site Coverage is: I 0 percent of Site Area 

b. 

Paving of private roads and on 
the pole of a ~ag lot are exempt 

I from the site coverage. 

' ~ 
I______ --

Sites Between 4,000 and 10,000 Square Feet. On sites 
between 4,000 square feet and 10,000 square feet, the 
base floor area shall be calculated as follows: 

[Building Site Area] x 0.45 - ((Sq Ft. Over 4,000) x .02)] = Base Floor Area 

c. 

1,000 

Sites Larger Than 10,000 Square Feet. For sites larger 
than 10,000 square feet the base floor area shall be as 
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stated in Table 17.1 0-G. For building sites of a size 
between two entries in the table, the base floor area shall 
be prorated using a straight, arithmetic projection 
between entries. The maximum allowed floor area on any 
building site 22,000 square feet or larger shall not exceed 
6,000 square feet. 

Table 17 .1 0-D lists base floor area for common lot sizes. 

Site Area Base Maximum Maximum 
Floor Area Bonus Floor Area Total Floor Area* 

4,000 1,800 600 2,400 

5,000 2,150 717 2,867 

6,000 2,460 820 3,280 

7,000 2,730 910 3,640 

8,000 2,960 987 3,947 

9,000 3,150 1,050 3,200 

10,000 3,300 1,100 4,400 

11,000 3,450 1,150 4,600 

12,000 3,600 1,200 4,800 

13,000 3,735 1,245 4,980 

14,000 3,870 1,290 4,160 

15,000 4,005 1,335 5,340 

16,000 4,140 1,380 5,520 

17,000 4,255 1,418 5,673 

18,000 4,370 1,457 5,827 

19,000 4,485 1,495 5,980 

* The Maximum Total Floor Area equals the Base Floor Area plus the Bonus Floor Area The numbers in 
this column would require half of the total floor area to be located in a basement. 

d. Other Provisions. 

1. Required Parking. On each site, a minimum of 200 
square feet of base floor area and 2,200 cubic feet 
of exterior volume shall be reserved for each 
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11. 

111. 

IV. 

Division II - Base Zoning Districts 
Chapter 17.10 

required parking space whether provided by means 
of a garage, carport or parking pad. Inability to 
provide on-site parking shall not authorize more 
floor area or exterior volume for other purposes in 
lieu of parking. 

Unbuildable Areas. Those portions of a property 
that are not counted as part of the building site or 
that are unbuildable (i.e. exclusive easements, 
private roads, the "pole" of a flag lot, etc.) shall 
first be deducted from the site area when 
calculating base floor area. 

Interior Stairways. Interior stairways connecting a 
first story with a second story shall be counted as 
floor area on only one of the two floors the stair 
connects. This floor area shall be considered two
story for purposes of determining volume. 

Basement Incentive. Each site shall be allowed 100 
square feet of floor area, located in a basement 
that is exempt from the floor area limit established 
in this section. This basement floor area shall be in 
addition to the allowed base floor area total. 

2. Exterior Volume. 

a. General Provisions. The maximum allowable exterior 
volume is the total allowed base floor area for the site 
multiplied by the volume factors in Table 17 .10-E. (See 
also Section 17 .6.2.G: Rules of Measurement for 
Exterior Volume). 

Maximum Exterior Volume (Cubic Feet) Per Square 

Foot of Floor Area) 

One-Story Elements of Two-Story Elements of 

the Building the Building 

Located under a pitched or 

sloping roof greater than 3: 12 

pitch 

12 II 
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Maximum Exterior Volume (Cubic Feet) Per Square 

Foot of Floor Area) I 

3. 

One-Story Elements of Two-Story Elements of 

the Building the Building 

Located under a flat roofed 

area of the building 3: 12 or 

less pitch 

II 10 

b. 

c. 

Volume Option for Additions. It is recognized that 
existing homes built prior to 2003 may not have been 
designed to comply with volume standards. For these 
homes the following option is available: additions of 
floor area, whether attached or detached, may be 
approved through design review without determining 
compliance with the exterior volume standard for the 
entire site. Instead, the addition(s) shall comply with the 
applicable volume factor (from the table above), only for 
the specific floor area contained in the addition(s). This 
option applies only to the specific location of the 
addition. No alteration affecting other parts of the 
building shall be approved through this option. Projects 
for which applicants have not chosen this option shall be 
reviewed using volume limits for the entire site. 

Changes in Design with Limited Affect on Volume. The 
Director of Community Planning and Building may waive 
the requirement for a determination of total exterior 
volume for any changes in design if the volume being 
added by all of the proposed changes would not exceed 
2% of the total allowed volume for the site. The 
cumulative total volume of changes constructed after 
February 6, 2003 using such waivers shall not exceed 
this 2% limit. 

Bonus Floor Area. The City provides an incentive to use some 
of the base floor area and exterior volume in a basement. The 
result of this incentive is to reduce above-ground floor area and 
reduce exterior volume for sites awarded bonus floor area in 
basements. Under this incentive program, the area required for 
a minimal stairway from the first floor to the basement shall not 
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be counted as floor area on either floor the stair connects. For 
an example worksheet, see Bonus Basement Floor Area 
Worksheet. 

a. 

b. 

One-Story: For each 1 square foot of the base floor area 
constructed in a basement and 12 cubic feet of allowed 
exterior volume not built above average grade, 1 
additional square foot of bonus floor area may be 
constructed in a basement. 

Two-Story: For each 1 square foot of the base floor area 
constructed in a basement and 11 cubic feet of allowed 
exterior volume not built above average grade, 1 
additional square foot of bonus floor area may be 
constructed in a basement. (See Bonus Basement Floor 
Area example). 

I. 

11. 

The limits on the amount of volume that may be 
built in a basement, are the defined interior ceiling 
height for basements and the requirement that all 
basement space shall be located within the 
perimeter established by the exterior, above
ground walls of the primary dwelling on the site. 
A basement shall not extend into any open space or 
yard area outside the building footprint without it 
counting as aboveground floor area. 

On some sites, or areas within a site, excavation 
may be inappropriate due to tree roots or other 
constraints and the bonus floor area will not be 
achievable. Bonus floor area is not available to 
sites nonconforming with respect to any floor area 
or parking regulation. 

f%¥"~-,~-'-' = ,,= f%¥l'"~EFP,-~~""'S~~?F"l 
;" _)-~ ~* ~ J/'J'-"0'/;/dl~v t:7;~y«,.;;:~ , " ~ ~n- - , --
~""' &m ~,. v-~:xt..,,.,,...,."~-"~-"""'3':',;,.12ElWi~&.-u.-.tJu-- W~<; 

Floor Area Base Floor Bonus Maximum Exterior Volume** Total 
Above Area in Basement Floor Area 
Ground Basement Floor Area One Story Two Story 

1,800 0 0 21,600 19,800 1,800 

1,600 200 200 19,200 17,600 2,000 

1,500 300 300 18,000 16,500 2,100 

1,400 400 400 16,800 15,400 2,200 
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Floor Area 
Above 
Ground 

1,300 

1,200 

Base Floor Bonus Maximum Exterior Volume** Total 
Area in 
Basement 

500 

600 

Basement 1--------,---------i Floor Area 
Floor Area One Story Two Story 

500 15,600 14,300 2,300 

600 14,400 13,200 2,400 

* For 4,000 square foot site where base floor area equals 1,800 square feet 

** Exterior volumes for the two-story column assume both floors are of equal size. The allowed exterior volume 
of a building that is partially one story and partially two stories will have a value that is between the one and two 
story columns and will be unique for each design based on how much is one story and how much is two story 
(See Bonus Basement Floor Area Worksheet). 

D. Fences and Walls. 

1. Height. Fences and walls meeting the standards in Table 17 .lO
G may be approved through Administrative Design Review. 
Approval of taller fences and walls require approval from the 
Design Review Board or Planning Commission. 

Setback Location 

Design Element Front Setback Side Setback Side Setback Facing Rear 

Street Setback 

Fence 4 feet* 6 feet 4 feet* 6 feet 

Garden Wall 3 feet* 6 feet 3 feet* 6 feet 

Retaining Wall 3 feet** 6 feet 3 feet** 6 feet 

Pillars and Gates 6 feet N/A 6 feet N/A 

Arbor IT rellis 7 feet 7 feet 7 feet 7 feet 

*These limits shall not be altered through Design Review by the Design Review Board or Planning Commission. 

**Up to 6 feet may be allowed for retaining walls that are not visible from the street. See section 17.1 0.3D(4). 

2. Reconstruction of Nonconforming Fences and Walls. Existing 
fences and walls may be rebuilt if damaged or deteriorated 
without conforming to current height limits upon submittal of 
plans and photographs documenting existing heights and 
materials. The director may approve the rebuilding as long as 
heights are not increased. 
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3. 

4. 

Division ll - Base Zoning Districts 
Chapter 17.10 

New Fences and Walls. New fences and walls on corner lots 
shall be reviewed by the Building Official in consultation with 
the Police Department to ensure a safe line of sight for 
intersecting lanes of traffic. 

Retaining Walls. Retaining walls in front setbacks or side 
setbacks facing a street are permitted as follows: 

a. Retaining walls with the exposed face visible from the 
street shall have a maximum height of four feet. 

b. 

c. 

Retaining walls with the exposed face parallel to the 
street and facing the interior of the property site shall 
have a maximum height of six feet. 

Exceptions to these height limits shall requue Design 
Review Board approval. 

Figure 11-6: Retaining Walls 

' I ~.";~~m._ 
Street 

Retaining wall with exposed 
face visible from street 
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E. 

F. 

G. 

On-Site Parking Requirements. Required parking spaces shall be 
provided by a garage, carport or parking pad measuring at least 10 
feet by 20 feet having practical ingress and egress for a vehicle. 
Tandem parking is allowed in this district. All required parking shall 
be provided on-site and shall be counted as floor area and exterior 
volume. 

Required Parking Spaces. 

1. Dwellings. One parking space per primary dwelling on sites of 
8,000 sq. ft. or less in area. Two parking spaces per primary 
dwelling on sites larger than 8,000 sq. ft. in area. 

2. Guesthouses. One space per guesthouse. 

3. Subordinate Units. Sites with Class II subordinate units shall 
provide a minimum of one parking space at the time of 
approval. Upon enlargement or improvement of a Class II unit 
there shall be one parking space for each dwelling on the site 
including the subordinate unit. Improvements are allowed even 
if one or both parking spaces encroaches into a setback. Sites 
with Class III or IV subordinate units shall provide one parking 
space behind all setbacks for the unit and shall comply with all 
parking requirements established in Chapter 17.38: Off-Street 
Parking Requirements, for other development on the site. 

Additional Requirements. 

1. Parking required for conditional uses shall be established when 
the use permit is issued, but shall be no less than for equivalent 
uses in the commercial district. 

2. 

3. 

4. 

Each required parking space shall conform to setback standards 
unless an exception applies. Driveways may encroach into 
setbacks. 

On sites of less than 6,000 square feet, only a single-car width 
garage door shall face the street. Wider garage doors on such 
lots may be authorized if the door is integrated into the house 
and adjacent wall surfaces (i.e. same materials and color) or set 
back at least 50 percent into the depth of the lot. 

Developed building sites not meeting parking standards shall be 
considered nonconforming. No building permits authorizing any 
demolition, rebuild, floor area addition or increase in exterior 
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5. 

17.10.4 

Division II - Base Zoning Districts 
Chflpter 17.10 

volume exceeding 2% of allowed volume shall be issued unless 
one or more of the following applies: 

a. 

b. 

The proposed plans for construction will achieve 
compliance with all parking standards, or 

The building permit is for repairs only, or is for 
alterations involving no expansion of floor area and the 
valuation of the work would not exceed 25 percent of 
current construction costs for replacement of the 
building. 

Outdoor Antennae. Except as provided in Chapter 17.46: 
Telecommunications and Wireless Facilities, all outdoor 
antennae, including satellite dishes, shall conform to the 
following: 

a. 

b. 

c. 

d. 

Maximum Number. One antenna per building site. 

Maximum Height. No part of any antenna shall exceed 
the height limits in the underlying land use district or 
overlay zone. Roof mounted antennae serving a single 
property are allowed if they are mounted below the 
ridgeline and are not visible from any street. 

Minimum Setbacks. Ground-mounted antennae and 
support structures shall be at least three feet from any 
property line. No antennae or support structure shall be 
located in any setback facing a street. 

Screening. All ground or wall mounted antennae shall be 
screened or camouflaged by walls, color, fences or 
landscaping. 

Lot Mergers. 

A. Mergers Initiated by the City. As provided for in the Subdivision 
Map Act of the State of California, the City may merge two or more 
contiguous parcels or units of land that are under the same ownership 
if any one of the parcels or units does not conform to the building site 
standards contained in this Chapter and all of the following 
requirements are met: 
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B. 

1. 

2. 

3. 

4. 

At least one of the parcels is undeveloped by any structure, or 
is developed only with one or more accessory structures, or is 
developed with a single structure other than an accessory 
structure that is also partially sited on a contiguous parcel or 
unit. 

With respect to any affected parcel or unit, one or more of the 
following conditions exist. The parcel of unit: 

a. Is comprised of less than 5,000 square feet in area at the 
time of the determination of merger; 

Was not created in compliance with the applicable laws and 
ordinances in effect at the time of its creation; 

a. Does not meet standards for water supply (See Chapter 
17.50: Water Management Program); 

b. Has a slope in excess of 30 percent; 

c. 

d. 

e. 

Has no legal access adequate for vehicular and safety 
equipment access and maneuverability; 

If developed would create health or safety hazards; 

Is inconsistent with the General Plan Coastal Land Use 
Plan, or any applicable Specific Plan, other than 
minimum lot size or density standards. 

Regulatory Merger Procedure. The procedures for mergers 
shall follow the requirements established in the Subdivision 
Map Act of the State of California at the time of the merger. 

Mergers Requested by Property Owners. 

1. Merger of Sub-Standard Lots and/or Lot Fragments. A 
property owner may request a merger to consolidate lots and/or 
lot fragments as defined by this code to create a single parcel 
that meets the requirements for a legal building site in the 
district where the property is located. Such request shall be in 
writing and shall be accompanied by such information as 
required by the Director of Community Planning and Building 
and a fee established by the City Council. The Director may 
approve a request for merger without public notice or a 
hearing. Approvals shall be subject to conditions necessary to 
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achieve compliance with the General Plan and other applicable 
regulations. The Director's decision may be appealed to the 
Planning Commission as provided for in Chapter 17.54: 
Appeals, and the Subdivision Map Act. Upon approval, the 
City shall file a determination of merger with the County 
recorder. 

Other Owner-Initiated Mergers. The City encourages the 
merger of small lots into larger lots to promote diversity in 
design and housing size and to preserve open space. Two or 
more contiguous lots of record, each of which would 
individually meet the standards for development as a building 
site, may be merged through the filing of a voluntary merger 
request by the owner(s). Upon approval of such a merger by the 
Department of Community Planning and Building, and 
recording of merger documents or maps with the County 
recorder, the following incentives become available to the 
property: 

a. 

b. 

c. 

d. 

Allowed base floor area may be increased by three 
percent of site area, beyond the standard specified in 
Section 17 .1 0. 3. C: Floor Area Ratio and Exterior 
Volume. A commensurate amount of additional exterior 
volume also shall be allowed. 

Guesthouses or subordinate units may be built with 100 
square feet more floor area than is specified in Sections 
17.8.5.C: Guesthouses and 17.8.5.F: Subordinate Units. 

Up to 2.5 percent of additional site coverage is allowed if 
the site complies with the City's tree density standards. 

One additional accessory structure is allowed for a total 
of three accessory structures on the site. 

Voluntary Waiver of Subdivision Rights. Any owner of a lot of 
record that is two or more times the minimum lot size for the 
underlying land use district may grant a permanent easement to the 
City, voluntarily waiving all future rights to apply for, and receive 
approval for, any subdivision of land to create additional building 
sites. Upon approval by the Department of Community Planning and 
Building and proper recording of easement documents with the County 
Recorder, the incentives established in this section for merged lots 
become available to the property. 
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17.10.5 Floodplain Development. 

A. Parcels shown on Plate 2 of Floodplain Information, Carmel River, 
Monterey County, California, (U.S. Army Corps of Engineers, San 
Francisco District, May 1967), are considered to be in a floodplain. 

B. Any new building or addition to an existing building located in a 
floodplain shall establish the first floor level at least one foot higher 
than the elevation of the standard project flood, or in the case of 
nonresidential structures, the elevation to which the building has been 
flood protected. Documentation verifying compliance shall be 
certified by a Civil Engineer registered in the State and shall 
accompany the building permit for the proposed construction. All 
elevations shown on the plans shall be referenced to mean sea level. 

17.10.6 Residential Design Guidelines. 

I 
I 
I 
I 
I 
I 
I 
I 

The City Council shall maintain Design Guidelines to implement the Design I 
Objectives outlined in Section 17.10.1: Purpose and Design Objectives, 
above. The Planning Commission, Design Review Board, and the 

1 Department of Community Planning and Building shall use these Guidelines 
to review proposed construction. Designs that conflict with Municipal Code 
standards or which fail to achieve reasonable compliance with the adopted 1· 
R-1 design objectives shall not be approved. 

17.10.7 Review of Plans. 

All proposed site development, exterior alterations, rebuilding, rehabilitation 
and new construction shall require Design Review. The dimensional 
standards established in this Chapter (e.g. height, setbacks, coverage, floor 
area) represent maximum or minimum limits and will not be achievable on 
every site. Design Review involves discretion and judgment regarding the 
appropriateness of each design within the context of site constraints and 
neighborhood character. See Chapter 17.58: Design Review. 
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Chapter 17.12 R - 4 District Design Regulations 

Sections: 

17.12.1 General Regulations Applicable. 

17.12.2 Site Development and Building Standards. 

17.12.3 

17.12.4 

17.12.4 

17.12.1 

Demolition and Replacement of Structures. 

Design Regulations. 

Preservation of Public Viewshed. 

General Regulations Applicable. 

All general regulations in Division 1: General Regulations, are applicable to 
the R-4 district. All regulations not specifically reserved to the CC, SC, or 
RC districts in Chapter 17.14: Commercial Zoning Districts, shall apply to 
the R -4 district. 

17.12.2 Site Development and Building Standards. 

A. Maximum Number of Stories. Buildings shall be no more than two 
stories. 

B. Maximum Base Density: 33 units /acre. Each apartment unit, single
family dwelling, guest house, condominium unit, accessory unit and 
each commercial shop space shall be counted as a unit in determining 
the density of projects in the R-4 District. 

Bonus Density. Additional housing units may be allowed upon 
approval of a density bonus up to a maximum of 44 units per 
acre. Required findings for approval of a density bonus are 
established in 17 .64.19. Any density bonus calculation resulting 
in fractional units shall be rounded up to the nearest whole unit 

C. Bonus Density. Additional housing units may be allowed upon 
approval of a density bonus up to a maximum of 44 units per acre. 
Required findings for approval of a density bonus are established in 
Section 17 .64.19. Any density bonus calculation resulting m 
fractional units shall be rounded up to the nearest whole unit. 
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D. 

E. 

F. 

Building Site Area. 

1. Maximum. 20,000 square feet. 

2. Minimum. 4,000 square feet. 

3. Rental Units. Sites of 4,000 square feet or less in area may be 
developed with apartments, condominiums, or a combination of 
both. On sites that are greater than 4,000 square feet or more in 
size, at least 50 percent of all residential units on the site shall 
be provided as rental apartment units. 

Distance Between Buildings. Buildings shall not be less than six feet 
from any other buildings on the same site. 

Parking. All projects shall provide the minimum amount of parking 
required in chapter 17.38: Off-Street Parking Requirements and meet 
all of the requirements of that chapter and the following supplemental 
requirements. 

1. 

2. 

3. 

4. 

Required parking for dwelling units must be provided on-site 
and the payment of fees in-lieu of parking shall not be 
applicable to dwelling units in this zone. 

Underground parking provided in a basement/garage shall not 
be considered a story if the finished floor elevation above such 
basement/ garage is not more than five feet above the official 
grade of the sidewalk in front of the structure, or structures as 
may face on a public street, way, place, or park. 

Parking on every site shall be for the sole use of tenants or 
subtenants of the dwelling units on each site and shall not be 
let, sublet, rented out, leased or hired out to any persons, 
corporations or companies not occupying a dwelling unit and 
any parking provided in excess of those required by this title 
shall be for the occasional use of tenant or subtenant guests 
only. Parking for commercial sites shall be for the exclusive 
use of owners, employees and customers of commercial uses on 
each site. 

No parking spaces shall be constructed, used or maintained 
within the required front yard setback lines or sideyards facing 
a street. 
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G. 

H. 

Division II - Base Zoning Districts 
Chapter 17. I 2 

5. Surface parking on sites exceeding 6,000 square feet in area 
and all underground parking facilities shall provide a means on 
the site to allow vehicles to turn around so as to prevent a 
vehicle from backing onto a public street. 

6. Driveways shall not exceed 14 feet in width and the driveway 
grade shall conform to all provisions of Section 17 .14. 21: 
Parking Design. 

Landscaping. A landscaping plan shall be prepared for all new 
development, and substantial alteration of existing development, in the 
R-4 district in accord with Chapter 17.34: Landscaping. 

Outdoor Antennae. Except for antennae used by Federal 
Communications Commission licensed ham operators or operators 
certified by RACES or ARES, which are excluded by these 
provisions, antennae erected in the R-4 land use district shall be 
subject to the following standards: 

1. No antenna or its supporting structure shall be located in the 
area between the front property line and the portion of the main 
structure or building located closest to the front property line. 

2. No antenna shall be roof-mounted except on a flat portion of 
the roof structure with parapets, and/or architecturally matching 
screening plan. 

3. All ground-mounted antennae shall be camouflaged by walls, 
color, fences, or landscaping. Landscaping shall be of a type 
and variety capable of growth within one year to a landscape 
screen that obscures the visibility of the antenna. The 
landscaping plan shall be approved by the City Forester before 
it is implemented. 

4. No antenna shall be erected within the public viewshed as 
identified in Section 17.12.5: Preservation of Public Viewshed. 

5. No part of any antenna shall be higher than 24 feet. 

17.12.3 Demolition and Rebuilding of Structures. 

A. Residential Structures. Demolition of structures shall be regulated in 
conformance with Chapter 17.30: Demolition of Structures. Existing 
residential land uses, lawfully established prior to the effective date of 
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the ordinance codified in this chapter, March 7, 1990, having a 
greater density of dwelling units than allowed by the standards for this 
district may be replaced or reconstructed at the same density upon 
approval of a design that complies with all current design standards 
applicable to the R-4 district. 

B. Commercial Structures. No increase in commercial floor area shall 
be allowed on any site. Existing commercial structures containing 
conforming uses may be replaced by new commercial structures as 
long as the proposed buildings comply with all R-4 development 
standards and the findings found in Section 17.64.10: Increase in 
Commercial Floor Area, Commercial Spaces or Business. 

With the exception of motel uses which may include guest rooms at 
both the first and second stories, all commercial uses within such 
newly constructed buildings shall be limited to the first floor level, at 
or near street grade. Lawfully established motel uses in the R-4 
district shall be considered conforming upon approval of a use permit 
and may be remodeled or rebuilt in conformance with their authorized 
number of guest rooms as long as all design and parking requirements 
of the R-4 district are met. 

17.12.4 Design Regulations. 

For general design regulations applicable to the R-4 district see regulations 
applicable to the RC District in Chapter 14: Commercial Zoning Districts. 

A. Architectural Variety_. For developments greater than 4,000 square 
feet in site area the design shall reflect variety in architectural 
treatment and housing size. Larger sites shall coordinate the 
arrangement of open spaces, landscaping and buildings on the site and 
on adjacent sites to create a pleasant living environment with open 
spaces that are usable by the residents for active or passive 
recreational purposes and aesthetic enjoyment. 

B. Additional Design Regulations. See standards applicable to RC 
District in Chapter 17.14: Commercial Zoning Districts. 

C. Design Review Required. See Chapter 17.58: Design Review. 
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17.12.5 Preservation of Public Viewshed. 

Division II - Base Zoning Districts 
Chapter 17.12 

The significant coastal view across Block 37, Lots 3, 5, 7, 8, 9, 10, 11, 12, 
13, 14, 15, 16, 18, 20, 21,22, and 24 within this district shall be preserved 
for public benefit. All site improvements or buildings approved within the 
R-4 district shall be studied by the Planning Commission for their effect on 
this viewshed. Existing views from the intersection of Torres Street and 
Third Avenue and from Lots 3, 5, and 7 in Block 37 zoned as District P-Z 
and shown on the following illustration (Figure 11-7) shall be preserved. No 
structure shall be approved for construction and no vegetation shall be 
planted or maintained within the viewshed at a height that exceeds the 350-
foot contour elevation as referenced on the topographic survey dated June 
1983 by Clayton B. Neill Jr. (W.O. #6415). 

Figure 11-7: Public Viewshed 

25 

24 26 

~ Pro~ected Viewshed 
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Chapter 17.13 (RESERVED) 
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Chapter 17.14 Commercial Zoning Districts 

Sections: 

17.14.1 

17.14.2 

17.14.3 

17.14.4 

17.14.5 

17.14.6 

17.14.7 

17.14.8 

17.14.9 

17.14.10 

17.14.11 

17.14.12 

17.14.13 
17.14.14 

17.14.15 

17.14.16 

17.14.17 

17.14.18 

17.14.19 

17.14.20 

17.14.21 

17.14.22 

17.14.1 

Purpose. 
Districts Identified. 
Land Use Regulations. 
Additional Use Regulations. 
Regulations Applied in All Commercial Districts. 
Central Commercial (CC) Land Use District Regulations 
Applicable. 
Enclosed Structures Required for All Uses -Exceptions. 

Site Area for Multiple Dwellings, Hotels and Motels. 

Findings - Applicability of Provisions. 
Design Review and the Basic Review Standard. 

Standard of Review and Design Guidelines. 

Maximum Building Site Area. 

Building Coverage. 

Floor Area Ratio. 

Building Height. 
Setbacks in the RC and R-4 Districts. 
Open Space Courtyards and Intra-block Walkways. 

Landscaping. 
Public Improvements. 
Parking Requirements. 

Parking Design. 
Special Design Topics. 

Purpose. 

The specific purposes of the commercial Zoning Districts are as follows: 

A. Central Commercial District (CC). To provide an appropriate 
location for a broad range of retail, residential and service uses. Uses 
which generate high pedestrian traffic and which do not have large 
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space requirements are appropriate in this district. Residential uses 
are appropriate on second floors of structures. 

B. Service Commercial (SC). To provide an appropriate location for 
services, offices, residential and limited retail activities that primarily 
serve local needs. This district is intended to provide a distinct 
transition between the more intense activities in the CC district and 
the less intense activities in the districts on its periphery. Mixed uses 
of commercial and residential activities are appropriate throughout 
this district. 

C. Residential and Limited Commercial (RC). To provide an 
appropriate location for permanent and transient residential uses, 
service and office uses, and limited retail uses that do not adversely 
impact the residential neighborhood. This district is intended to 
provide a transition and buffer between the more intense activities in 
the CC and SC districts and the less intense activities in the R-1 and 
R-4 districts. 

17.14.2 Districts Identified. 

Table 17.14 - A delineates all lots and blocks contained within each 
commercial land use district. Figure II -8 shows the location of lots and 
blocks in the commercial land use districts. 

CC DISTRICT 

Block Lots 

Block 55 Lots 9, II, 13, 15 and 17 through 20 

Block 56 Lots 9 through 20 

Block 57 Lots 7 and 9 through 20 

Block 70 All 

Block 71 All 

Block 72 All 

Block73 All 

Block 74 Lots I through 4; 9, II, 13, and North half of lots 5 through 8 

Block 75 Lots I through 17; 19 and 21 

Block 76 All 
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Block 77 

Block 78 

SC DISTRICT 

I Block 49 

Block 50 

I Block 51 

Block 55 

I Block 56 

Block 57 

I Block 58 

Block 90 

I 
Block 91 

Block 92 

RC DISTRICT 

I Block 34 

Block 35 

I Block 36 

Block 50 

I Block 51 

'Block 59 

I 
Block 68 

Block 74 

I 
Block 75 

Block 89 

Block 90 

I Block 91 

Block 92 

I Block 93 

Block A 

I Block EE 

I 
I 

All 

All 

Lots 14, 16 through 26 

Lots 13 through 20 

Lots 13 through 20 

Lots I through 8; I 0, 12, 14 and 16 

Lots I through 8 

Lots I through 6; 8 

All 

Lots I through 4 

Lots I through 8; I 0 and 12 

Lots I, 3, 5, 7 and 9 

All 

All 

Lots I through II, 13 and IS 

Lots I through 12 

Lots I through 12 

Lots 4 through 26 

All 

Division II - Base Zoning Districts 
Chapter 17.14 

Lot 12; 14 through 22; I 0; South half of lots 5 through 8 

Lots 18, 20, and 22 

All 

Lots 5 through 20 

Lots 9 and I I, 13 through 20 

Lots I 0 through 20; 2, 4, 6 and 8 

Lots I through 6 

Lots I through 6 

Lots I through I 0 and south 30 feet of lot II 
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Figure 11-8 (To be provided by City). 
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17.14.3 Land Use Regulations. 

Division n - Base Zoning Districts 
Clulpter 17.14 

Schedule II-B prescribes the land use regulations for the commercial 
districts. The regulations for each district are established by letter 
designations as follows: 

"P" designates permitted use classifications. 

"L" designates use classifications that are permitted, subject to certain 
specific limitations noted by the number designations and listed at the 
end of Schedule II-B. 

"C" designates use classifications permitted after review and approval 
of a Conditional Use Permit by the Planning Commission. Conditions 
may apply to these uses, noted by the number designations and listed 
at the end of Schedule II-B. 

These uses are subject to Division I: General Regulations and may be subject 
to additional use regulations found in Division IV: Provisions Applying in 
All or Several Districts. Additional use regulations are also found in section 
17.14.4: Additional Use Regulations, of this chapter and are referenced in 
the Schedule. Findings for specific uses may also be required and are found 
in Chapter 17.64: Findings Required for Permits and Approvals, of this 
title. 

Use classifications are defined in Chapter 17.68: Use Classifications, and 
are based on the use classifications listed in the current edition of the North 
American Industry Classification System (NAICS). Questions as to the 
inclusion or exclusion of a particular proposed use in a particular category 
will be determined by the Director based on a NAICS Use Categories List, 
adopted by resolution by the City Council and held at the Department of 
Community Planning and Building counter. The Director shall make the 
decision according to the characteristics of the use, and upon the Director's 
interpretation of the land use code, the NAICS Use Categories List and the 
current edition of the NAICS. The determination by the Director may be 
appealed to the Planning Commission by anyone aggrieved by the decision 
following the procedures specified in Chapter 17.54: Appeals. 
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P = Permitted Use Commercial Districts 

d 

Animal Sales and Services 

Animal Grooming p p p See Sec. 17.14.4 (C) 

Animal Hospitals -- c -- See Sec. 17.14.4 (C) 

Kennels -- c c See Sec. 17.14.4 (C) 

Automobile Sales and Services See Sec. 17.14.4 (D) 

Motorcycles, Mopeds & Parts p p --
Vehicle Repair -- c c 
Vehicle Service and Gasoline -- c c See Sec. 17.14.4 (D) 

Building Materials, Hardware and p p c See Sec. 17.14.4 (G) 

Garden Supplies 

Eating and Drinking Establishments See Chapter 17.55 

Drinking Places c c -- See Sec. 17.14.4 (I) 

Restaurant. Full line c c -- See Sec. 17.14.4 (I) 

Restaurant. Specialty c -- -- See Sec. 17.14.4 (I) 

Food and Beverage Sales See Chapter 17.56 

Convenience Market -- L-2 L-2 See Sec. 17.14.4(1)(2) and 

(D)(2) 

Food Store - Full line c c c See Sec. 17.14.4 (J) 

Food Store - Specialty c c -- See Sec. 17.14.4 (J) 

Liquor p p c See Sec. 17.14.4 (J) 

Retail Sales p p -- See Chapter 17 .16; 

See Sec. 17.14.4 (T) 

Antique Shops p -- -- See Sec. 17.14.4 (T) 

Art Galleries p -- -- See Sec. 17.14.4 (T) 

Arts and Crafts p -- -- See Sec. 17. 14.4 (T) 

jewelry Shops p -- -- See Sec. 17.14.4 (T) 

Sales by Public Outcry (Auction) -- c c See Sec. 17.14.4 (U) 

Specialty/Theme p p -- See Sec. 17.14.4 (T) 

Stationery p p p See Sec. 17.14.4 (T) 
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I 
I 
I 

P = Permitted Use Commercial Districts 
L = Limitations Apply cc sc RC Additional Regulations 
C = Conditional Use Permit Required 

I 
Thrift Shops p p See Sec. 17.14.4 (T) 

Vending Machines c c c See Sec. 17.14.4 (T) 

I Banks and Other Financial Institutions p p p See Sec. 17.14.4 (F) 

I 
Automatic Teller Machines (ATM) c c c See Sec. 17.14.4(E) 

Business Services p p L - I 

Commercial Recreation p See Sec. 17.14.4 (H) 

I Community Care Facility p p p 

Computer Services p p p 

I Day Care Centers c c 
Emergency Medical Care p p p 

I Government Offices p p p 

Hotels and Motels c c c See Chapter 17.56: 

Restricted Commercial Uses 

I and Sec. 17.14.4 (M) 

Hospitals and Clinics 

I Hospitals c See Sec. 17.14.4 (L) 

Clinics p p p See Sec. 17.14.4 (L) 

I Hospice Care, Limited p p p 

Maintenance and Repair Services L-3 L-3 L-3 

I 
Office 

Business and Professional p p p 

Medical and Dental p p p 

I Other p p L-4 See Sec. 17.14.4 (0) 

Parking Facilities, Commercial c c See Sec. 17.14.4 (P) and 

I Chapter 17.64: Findings. 

Personal Improvement Services c c See Sec. 17.14.4 (Q) 

I Personal Services p p p 

Laundry and Dry-Cleaning c c c See Sec. 17.14.4 (R) 

I 
Video Tape Rental p p See Sec. 17.14.4 (S) 
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P = Permitted Use Commercial Districts 
L = Limitations Apply cc sc RC Additional Regulations 
C = Conditional Use Permit Required 

Research & Development Testing p p p See Sec. 17.14.4 (T) 
Services 

Residential Care Facilities 

General -- c c 
Limited -- p p 

Senior -- c c 
Travel Services p p p See Sec. 17.14.4 (V) 

Colleges and Trade Schools p p p 

Community Centers p p p 

Conference Facilities, Small p p p 

Community Social Service Facility p p p 

Family Day Care See Sec. 17.8.5(8) 

Small Family -- -- p 

Large Family -- c c 
Libraries, Public p p p 

Multi-family Dwellings See Sec. 17.14.4(N) 

0 -22 dwelling units/acre p p p 

22 - 33 dwelling units/acre c c c 
34 - 44 dwelling units/acre c c c See Chapter 17.64: Findings. 

Museums, Galleries, Gardens p p p 

(noncommercial) 

Park and Recreation Facilities 

Individual Recreation c c --
Organized Recreation c -- --

Parking Facilities, Noncommercial -- c c See Chapter 17.64: Findings. 

Public Safety Facility p p p 

Religious Facilities -- -- c 
Schools, Private p p p 

Senior Citizen Housing p p p 
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P = Permitted Use 

L = Limitations Apply 

C = Conditional Use Permit Required 

Single Family p 

Theater, Live Performance c 
Theater, Motion Picture c 
Transitional Housing Facility 

Communication Facilities 

Facilities Within Buildings p 

Utilities, Major p 

Utilities, Minor p 

Accessory Use 

Nonconforming 

Temporary 

Specific Limitations and Conditions: 

Commercial Districts 

CC SC RC 

p p 

c c 
c 

c 

p c 
p c 
p c 

Division II - Base Zoning Districts 
Clulpter 17.14 

Additional Regulations 

See Sec. 17.8.5(G) 

See Sec. 17 .8.5 (A) 

See Chapter 17.36: 

Nonconforming Uses and 

Buildings. 

See Sec. 17.52.16. 

L - I: Limited to advertising, consumer credit reporting, secretarial court reporting, equipment maintenance 

and repair, personnel supply services, and non-retail computer services and repair. 

L - 2: Allowed only as accessory use to gasoline stations and limited to a maximum of 300 square feet. No 

sales of alcohol are permitted. See Sec. 17.14.4(1)(2) and (0)(2). 

L - 3: Any establishments with activities generating noise, odors, deliveries by large vehicles, high traffic by 

customers, or requiring large storage needs are not permitted. 

L - 4: Limited to offices for the following categories: operators of nonresidential buildings, apartment 

buildings, dwellings, real estate agents and managers, and title companies. 

*All uses are subject to Section 17.14.4.A and B. 
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17.14.4 Additional Use Regulations. 

A. All Uses. 

1. No new structure or modification to an existing structure shall 
be permitted nor shall any business license be issued that would 
allow the creation of publicly accessible retail space occupying 
fewer than 200 square feet or more than 5,000 square feet 
unless approved through a use permit and pursuant to the 
adoption of findings per Section 17.64.20: Retail Space of Less 
Than 200 Square Feet or Greater Than 5,000 Square Feet. 

2. No timeshare projects, programs or occupancies shall be 
established or permitted in any zone. 

3. Except in restaurants, not more than five persons in any one 
individually licensed business shall be engaged m the 
production, repair or manufacturing of goods. 

4. No use shall be permitted and no process, equipment or 
materials shall be employed which is found by the Planning 
Director or by the Planning Commission to be objectionable to 
persons residing or working in the vicinity by reason of odor, 
fumes, noise, vibration, illumination, glare, unsightliness, dust, 
cinders, dirt, refuse, water-carried wastes or heavy truck 
traffic, or involve any hazard of fire or explosion. 

B. Ancillary Uses. The following limitations shall apply to ancillary 
uses: 

1. Ancillary uses shall be limited to no more than 10 percent of 
the floor area of the established primary use, and 10 percent of 
the window display area(s) unless otherwise specified in the 
notes to the use charts. 

2. One ancillary use may be established in conjunction with a 
primary use when the ancillary use is identified as an allowed 
ancillary use for the primary use in the notes to the use charts 
appearing in this section (Section 17.14.4). Determinations of 
compatibility for other ancillary uses shall be made by the 
Director of the Department of Community Planning and 
Building based on the North American Industrial Classification 
System (NAICS) Manual and the characteristics of the proposed 
use. Decisions on ancillary uses may be referred to the 
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c. 

D. 

Division II - Base Zoning Districts 
Chapter 17. 14 

Planning Commission when, in the opinion of the Director, the 
classification or compatibility of a proposed ancillary use is 
unclear. 

3. Requests for the establishment of more than one ancillary use 
with a primary use, or to establish one or more ancillary uses 
with a proportion of more than 10 percent of the primary use 
shall only be approved upon the granting of a use permit by the 
Planning Commission through the adoption of findings 
established in Section 17.64.6: Ancillary or Accessory Uses. 

Animal Sales and Services. 

1. Offices providing veterinary services to small pets only are 
allowed. 

2. No overnight boarding of pets, except for emergency 
hospitalization needs, is allowed. 

3. All animals in the custody of the business must be kept within 
buildings approved for such use, and constructed to control 
properly sound and odor connected with the keeping of animals. 

Automobile Sales and Services. This category excludes sales, leasing 
or rental of automobiles, tractors and similar vehicles. This category 
also excludes car washes except hand wash, waxing and detailing 
businesses. 

1. Motorcycles, Moped and Parts. 

a. All merchandise must be contained within an enclosed 
building. 

b. Uses that include bicycles, mopeds or motorcycles are 
not allowed in a building fronting on Ocean A venue or 
within 300 feet of an R-1 District. 

c. This use may be combined with apparel, sporting goods, 
hobbies, toys and games. 

2. Vehicle Service and Gasoline. 

a. Minimum setback from R-1 District: 100 feet. 
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b. Maximum site size: 12,000 square feet. 

c. Maximum number of driveways: two, provided that 
together they do not exceed one-third of the frontage of 
any public street. 

d. All equipment, operations and display of merchandise 
must be kept within an approved structure, except for 
those items directly required for the dispensing of 
gasoline, water, air and for the replenishment of oil. 

e. The retail sale of food items is limited to a space not 
exceeding 300 square feet and is subject to the standards 
(a) and (b) for a specialty food store. 

f. Sales of auto and home furnishings are prohibited in the 
RC district. 

g. A gasoline service station may be combined with an 
automobile repair facility. 

h. Design review is required; see Chapter 17.58: Design 
Review. 

E. ATMs. Automated teller machines (ATMs) not enclosed within a 
building shall only be permitted when installed at a bank or savings 
institution as an ancillary use, unless approved as part of a specific or 
master plan. All A TMs are subject to specific lighting and signage 
standards. 

F. Banks and Other Financial Institutions. The following uses are 
prohibited in the RC district: Federal Credit Agencies, Savings and 
Loan Associations, and Business Credit Institutions. 

G. Building Materials, Hardware, and Garden Supplies. 

1. All equipment, .supplies and merchandise other than live plants 
and lumber must be kept within a completely enclosed 
structure. 

2. All types of fertilizer or any chemicals must be stored in 
package form only. 
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I. 
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3. Paint, glass and wallpaper stores are prohibited m the RC 
district. 

4. Mobile home dealers are prohibited in all districts. 

Commercial Recreation. 

1. Astrologer, palm reader, phrenologist and fortuneteller uses can 
only occupy preexisting commercial space in the CC District 
that is on the second floor above street grade in space that is 
not located on or within 100 feet of Ocean A venue. 

2. The following uses are prohibited: Coin operated amusement 
devices, amusement parks, bathhouses, bookies, bookmakers, 
gambling and gaming services, and off-track betting. 

Eating and Drinking Establishments. 

1. All Eating and Drinking Establishments. 

a. The sale of nonfood merchandise that is directly related 
to the use may be allowed when determined to be 
incidental to the primary use. The display of nonfood 
merchandise is prohibited. 

b. Adequate facilities shall be provided on the site for the 
closed storage of trash and garbage generated by the use. 
The on-site storage shall be designed so that the area can 
be cleaned and the refuse removed without creating a 
public nuisance and without being placed on the 
sidewalks or other public ways. If the method of cooking 
used will generate hot ashes, a storage facility and 
disposal method shall first be approved by the Fire 
Department. 

c. At least one restroom shall be available for use by both 
sexes within, or conveniently adjacent to, the specific 
business premises and on the same property on which the 
use is located. This restroom shall comply with all 
provisions of the State Uniform Building and Plumbing 
Codes as to the required size, location and accessibility 
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standards, and shall be available for use by both the 
employees and patrons of the business. 

2. Drinking Places. 

a. Minimum distance from another use selling distilled 
spirits intended for either on-site or off-site consumption: 
200 feet. 

b. Allowable locations: Blocks numbered 70 through 77 
inclusive, as shown on the map of Carmel-by-the-Sea. 

c. Maximum number: 3. See also Chapter 17.56: 
Restricted Commercial Uses. 

d. See also subsection 1.1 for "All Eating and Drinking 
Establishments" above. 

3. Restaurant, Full Line. 

a. Any sale of alcoholic beverages shall be subordinate to 
this primary use. 

b. Drive-in, formula and fast food establishments are 
prohibited. 

c. Substantially all foods from the standard menu shall be 
available for purchase during the hours that alcoholic 
beverages are being served except for the first hour and 
the last hour of each business day. 

d. The applications, menus and plans indicate that the 
business will primarily be a restaurant - full line, and that 
no more than 20 percent of the total number of seats are 
at a bar or in a separate bar room. If the use does not 
meet this standard, the standards in subsection 1.2 above 
for "Drinking Places" shall also apply to the use. 

e. Customers shall be provided with individual menus while 
seated at a table or counter. 
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4. 

f. 

g. 

Division II - Base Zoning Districts 
Chapter 17.14 

The maximum seating capacity shall not exceed the 
standards in the State Uniform Building and Fire codes, 
the number of seats approved by the Planning 
Commission through public review, or the number of 
seats in the previous business, whichever is less. The 
seating capacity shall be posted on the premises. 

Outside seating may be allowed subject to Chapter 17.58: 
Design Review. 

h. Food sold for consumption off the premises shall be 
incidental to the primary use. Such food shall be placed 
in covered containers or wrappings, and all housebrand 
labeled Food Store goods such as vinegars, oils and salad 
dressings shall be prepackaged and sealed. 

1. Maximum number of food stores and/ or restaurants 
located within structures fronting on Ocean A venue: 15. 
See also Chapter 17.56: Restricted Commercial Uses. 

J. See also subsection 1.1 for "All Eating and Drinking 
Establishments" above. 

Restaurant, Specialty. 

a. Minimum size: 600 square feet 

b. Minimum number of customer seats on site: 20 seats. 
The customer seating area must be open to patron use 
during all hours of operation and the use must be 
managed to encourage on-premises consumption of food 
products. 

c. Sales of soup, salads and sandwiches may be allowed in 
an amount up to 10 percent of sales. 

d. Drive-in, fast food, take-out or formula establishments 
are prohibited. 

e. The service counter must be located within the interior of 
the business premises and arranged so that customers 
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J. 

must first pass by or through the seating area to reach the 
counter and patron queues will be contained within the 
building. 

f. Outside seating may be allowed, subject to Chapter 
17.58: Design Review. 

g. All products sold for consumption off the premises, other 
than frozen desserts, must be placed in covered 
containers or wrappings. 

h. Cooking equipment is limited to indoor stoves and ovens. 

1. Maximum number of food stores and/or restaurants 
located within structures fronting on Ocean A venue 
allowed: 15. See also Chapter 17.56: Restricted 
Commercial Uses. 

J. The operator of the use shall be responsible for the clean
up of all on-site and off-site litter generated by the use 
including twice-daily clean-up of all sidewalks and 
gutters within 50 feet of the storefront and twice-yearly 
steam cleaning of this area. A practical plan for 
monitoring and implementing this standard shall be 
submitted for review with the application for use permit, 
and will be adopted as a condition of approval of the use. 

k. See also subsection I .1 for "All Eating and Drinking 
Establishments" above. 

(*Note: These provisions approved by voter initiative) 

Food and Beverage Sales 

1. All Food and Beverage Sales 

a. Adequate facilities shall be provided on the site for the 
closed storage of trash and garbage generated by the use. 
The on-site storage shall be designed so that the area can 
be cleaned and the refuse removed without creating a 
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2. 

3. 

Division ll - Base Zoning Districts 
Chapter 17.14 

public nuisance and without being placed on the 
sidewalks or other public ways. 

b. Cooking equipment shall be limited to indoor stoves and 
ovens. 

Food Store, Full Line. 

a. 

b. 

The use may be combined with Liquor stores in the CC 
and SC districts upon meeting the requirements in 
subsection J.4: Liquor Stores, below. 

A delicatessen providing a broad range of bulk specialty 
items primarily for home or workplace consumption such 
as breads, cheeses, meats, prepared salads, dried goods, 
and limited take-out food such as sandwiches and salads 
may be allowed as an incidental use. Cooking equipment 
shall be limited to indoor stores and ovens. 

c. No seating shall be provided indoors or outdoors on the 
site. 

d. Maximum number of food stores and/or restaurants 
located within structures fronting on Ocean Avenue: 15. 
See also Chapter 17.56: Restricted Commercial Uses. 

e. See also subsection J .1 for "All Food and Beverage 
Sales" above. 

Food Store, Specialty. 

a. No specialty food store shall be permitted that is 
classified as a drive-in, fast food or formula food 
establishment as defined in this code. 

b. All food sold for consumption off the premises shall be 
placed in covered containers or wrappings. 

c. The use may be combined with Liquor stores and beer in 
the CC and SC districts upon meeting the requirements of 
subsection J .4 "Liquor" below. 
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K. 

L. 

M. 

d. Maximum number of food stores and/or restaurants 
within structures fronting on Ocean Avenue: 15. See 
also Chapter 17.56: Restricted Commercial Use. 

e. See also subsection J .1 for "All Food and Beverage 
Sales" above. 

4. Liquor. 

a. All food merchandise sold must be pre-packaged items 
only and not occupy more than 10 percent of the retail or 
window display area. 

b. Minimum distance from another use selling distilled 
spirits intended for either on-site or off-site consumption: 
200 Feet. 

c. Minimum distance from an R-1 District: 100 Feet. 

d. In the RC district, liquor sales are limited to off sale beer 
and wine and only as an accessory use in a full-line food 
store. 

e. See also subsection J .1 for "All Food and Beverage 
Sales" above. 

Handicraft/Custom Manufacturing. 

1. Only small-scale craft or artisan-oriented production of goods is 
allowed. 

2. Maximum number of employees: 5. 

Hospitals and Clinics. Hospitals and Medical and Dental Labs are 
prohibited in the RC district. 

Hotels and Motels. 

1. Hotels and motels may include minor accessory uses such as 
light meals and refreshments for guests only, with or without 
separate remuneration. If such accessory uses are available to 
the general public, they must be allowed uses within the· 
underlying land use district and must meet all design, parking 
and land use regulations established for the use. 
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N. 

0. 

P. 

Q. 

R. 

2. 

3. 

Division II - Base Zoning Districts 
Chapter 17.14 

Special findings are required for use permit approval of this use 
(See Chapter 17.64: Findings Required for Permits and 
Approvals). 

Limited to hotels, motels and inns established as of April 1988 
and additional units are prohibited except as provided in 
Chapter 17.56: Restricted Commercial Uses. 

Multi-family Dwellings. 

1. Condominium subdivisions are limited to: 

a. 

b. 

Sites of 4,000 square feet or less; and 

Projects incorporating an equal or greater number of 
rental apartment units for sites larger than 4,000 square 
feet. 

2. The minimum size of any residential unit shall be 400 square 
feet. 

3. All multifamily projects of three or more units shall include a 
mix of unit sizes, and at least 25 percent of all units shall be 
400 to 650 square feet in size. 

Office, Other. No on-site printing or facilities for delivery or 
distribution of bulk materials or media products or equipment are 
permitted. 

Parking Facilities, Commercial. Short-term or long-term commercial 
parking available to the general public for a fee must have a lot 
attendant and signage that describes the parking fees. 

Personal Improvement Services. 

1. Dance Studio. 

a. An acoustical analysis must be submitted with the 
application and noise attenuation measures shall be 
required as a condition of approval to protect the health 
and general welfare of nearby residential land uses. 

b. The use cannot be operated after 9:00p.m. 

Personal Services. Under this classification, the following specific 
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s. 

T. 

uses are prohibited in all districts: spas, health clubs, massage 
parlors, steam baths, tattoo parlors, Turkish baths, wedding chapels, 
and funeral services. The following additional regulations apply to 
laundry and dry-cleaning and to video tape rental. 

1. Laundry and Dry-Cleaning. 

2. 

a. Only one synthetic dry cleaning machine using 
nonflammable and non-explosive solvents and having a 
capacity of not more than 40 pounds per cycle is allowed. 

b. Low water use fixtures are required. 

Video Rental. In the CC and SC districts only, video tape rental 
may be combined with book stores, camera and photo supply, 
stores, grocery stores, consumer electronics, sales records and 
tapes, and drug stores. 

Research and Development Testing Services. 

1. The use cannot expose employees or the public to hazardous 
materials or hazardous conditions. 

2. Materials and wastes generated by the use must be disposed of 
in a manner that will not be injurious to public health, safety or 
welfare. Retail Sales 

Retail Sales. No discount stores, manufacturers' outlet stores, catalog 
stores, or stores devoting more than 15 percent to the sale of second
quality, irregular or discontinued merchandise or to the liquidation of 
merchants' or manufacturers' stock shall be established. All retail 
sales shall be conducted from within a fixed place of business. 

1. Antiques. 

a. Antiques must be old or rare. The age of the merchandise 
will depend on the type of merchandise. 

b. Merchandise considered collectibles may be allowed to 
occupy up to 10 percent of the total retail display area 
including window displays. 

c. Art objects or jewelry may be allowed to occupy up to 10 
percent of the total retail display area, including window 
displays. 

Il-70 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

2. 

3. 

4. 

Division II - Base Zoning Districts 
Clu:Jpter JZ14 

Apparel. 

a. 

b. 

The use is limited to retail stores selling new clothing 
and related articles for personal wear and adornment. 

The use shall not allow more than 10 percent of all stock, 
retail or window display area devoted to jewelry. 

c. The use shall not allow more than 10 percent of all stock 
or retail display area to be devoted to souvenir 
merchandise bearing words or images representing local 
place names or other visitor destinations, local events or 
local personalities. No display of souvenir merchandise is 
permitted in any exterior window or door/doorway. 

d. This use may be combined with shoe stores. 

Art Galleries. The use must meet at least one of the following 
standards: 

a. 

b. 

The use features a single artist representing at least 80 
percent of the art for sale in the use; or 

The use includes a working studio that is utilized for art 
production by artists represented in the gallery for over 
half the hours the use is open. 

Arts and Crafts. 

a. The use sells handcrafted merchandise for home 
decoration and/or furnishings within one or more of the 
following categories: pottery, glass, fabric, paper, wood, 
fiber or ceramics. 

b. The merchandise must represent unique, artisan-produced 
items rather than machine or mass-produced goods. 

c. The proposed merchandise must have functional and/or 
decorative use and not be classified as fine art. 

d. Art and/or jewelry must not occupy more than 10 percent 
of the display area. 
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5. 

6. 

7. 

8. 

9. 

10. 

Bookstore. Sales of souvenir-related books and maps bearing 
local place names shall be allowed as an ancillary use m an 
amount up to 10 percent of total sales within a bookstore. 

Catalog and Mail Order. 

a. The use is limited to an accessory use in conjunction with 
a primary retail outlet in the CC and SC land use 
districts. 

b. Offices of mail order houses or catalog order stores with 
no retail outlet are allowed in the RC district. 

Clock Shops. 

a. The use is limited to those shops offering predominantly 
clocks and similar timepieces and that does not display or 
sell jewelry. 

b. Stores that predominantly sell watches are classified as 
Jewelry and subject to the standards of subsection T .12 
"Jewelry Shops" below. 

Holiday Decoration Stores. 

a. This use may be combined with home furnishing stores. 

b. No exterior display of any holiday decoration 
merchandise for sale is allowed. 

Home Furniture, Furnishings and Equipment. 

a. On sites in the SC district, on-site parking and space for 
unloading of delivery trucks must be provided or 
merchandise must be limited to items delivered in small 
vans or private automobiles. 

b. This use may be combined with any of the following uses 
in the CC and SC districts: building materials, hardware 
and garden supplies, or holiday decorations stores. 

Jewelry Shops. 

a. The use must provide a full line of jewelry merchandise. 
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11. 

b. 

Division ll - Base Zoning Districts 
Chapter 17.14 

An area of at least 10 percent of the total floor area of 
the business premises must be utilized and maintained for 
the purpose of manufacturing and repair of jewelry. 

c. A craftsperson/jeweler shall be on the business premises 
for consultation; and available for design, repair and 
craftwork for at least one-half of the hours in which the 
store is open for business. 

d. Maximum number of jewelry stores: 32. This limitation 
shall not apply to clock shops that do not sell or display 
jewelry. See also Chapter 17.56: Restricted Commercial 
Uses. 

Merchandise Marts. Merchandise marts, as defined in this 
code, shall require a use permit, shall be subject to design 
review, and shall be governed by the findings established in 
Section 17.64.11: Merchandise Marts. The following conditions 
shall also apply: 

a. Public entrances to each business location shall be from a 
common space accessible from the public way, the area 
of such common space to be at least five percent of the 
total floor area of the building or space for each separate 
business location, and none of the business locations shall 
infringe on such common open space. The common shall 
be dedicated to the free circulation of the public and will 
not include stairways, restrooms, storage spaces, or areas 
not accessible to the public. 

b. Each business location shall have a permanent ceiling. 

c. Each business location shall be separated from the 
common area by permanent walls, doors, and windows. 

d. 

e. 

f. 

Each business location shall be separated from each other 
business location by permanent walls, and/or doors. 

All merchandise marts shall be subject to sign regulations 
in Chapter 17.40: Signs, (but with the 15-foot setback 
provision of Section 17.40.4: Interior Signs being 
measured from the perimeter of the common open space). 

Common open space within the building or space shall 
not be used for the display of merchandise. 
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12. 

13. 

14. 

15. 

16. 

g. At least four percent of the required common open space 
shall be used for landscaping. 

Musical Instruments. This use may be combined with sales of 
records and tapes. 

Souvenirs. 

a. 

b. 

This use is allowed only within other primary uses as an 
ancillary use, with display space limited to 10 percent of 
the interior retail display area. When established as an 
ancillary use, no display of souvenir merchandise is 
allowed in any exterior window, door, or doorway. 

The type of goods sold under this category shall be 
related to, and compatible with, the primary use. 

Sporting Goods, Bicycles, Hobbies, Toys and Games. 

a. All merchandise must be contained within an enclosed 
building. 

b. These uses may be combined with each other, apparel 
stores and with sales of motorcycles, mopeds 

c. Uses that include motorized bicycles, mopeds or 
motorcycles are not allowed in buildings fronting on 
Ocean Avenue or within 300 feet of an R-1 district. 

Stationery Stores. In the RC district, stationery stores are 
limited to uses providing a full range of paper products, office 
forms, office supplies, stationery, pens, pencils and writing 
supplies. 

Used Merchandise. 
a. The used merchandise must be sold for nonprofit 

purposes or as used books in a bookstore. 

b. Used merchandise cannot include automotive supplies 
and equipment, and building materials. 

c. Antiques, jewelry or art cannot occupy more than 10 
percent of the total display area for used merchandise, 
including window displays. 
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u. 

v. 

Division II - Base Zoning Districts 
Chapter 17.14 

17. Vending Machines. 

a. Only machines not visible from any public right-of-way 
and fully contained within an enclosed structure are 
allowed. 

b. Maximum number of machines within a place of 
business: Two. 

Sales by Public Outcry (Auctions) 

1. 

2. 

Location. Requires a conditional use permit, limited to the RC 
and SC districts. 

Use Permit Requirements. In each case where a conditional use 
permit is issued for sales by public outcry, in addition to such 
other conditions imposed determined to be appropriate the 
following conditions shall be stated upon the face of the permit: 

a. The maximum capacity of customers for any one period 
of operation shall not be more than 50 persons; 

b. Fixed permanent seats shall be provided for the 
maximum number of customers established in subsection 
(A) of this section; 

c. The sales area shall be set apart or screened in order to 
prevent the selling activity from being seen or heard by 
persons outside the structure. 

Travel Services. 

1. Only office uses are allowed. 

2. No storage of equipment, building materials or vehicles is 
permitted. 

17.14.5 Regulations Applied in All Commercial Districts. 

A. No existing residential dwelling unit shall be converted or demolished 
unless replacement housing is provided in accordance with findings 
established in Section 17.64. 7: Demolition and Conversion of 
Residential Structures. 
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B. 

c. 

D. 

Any change in use that modifies the findings and conditions upon 
which a use permit was granted shall be a basis for revocation of, or 
amendment to, the use permit. 

Conditionally permitted uses operating without a use permit that 
existed prior to the adoption of this code, and conditionally permitted 
uses operating with a use permit approved under standards or findings 
that have been amended since the permit was granted, shall be 
reviewed at the time the use changes ownership. The form and 
purpose of this review shall be limited to: 

1. Granting a new use permit at a public hearing when the use is 
determined to meet all current standards for approval; or 

2. When the Director of Community Planning and Building 
determines that a conforming use permit cannot be approved 
this process shall be limited to an administrative review and 
documentation to establish the characteristics of the use, 
including those listed below, as a matter of public record, to 
ensure that the use is not altered through the passage of time 
and successive ownerships. The following shall be documented: 

a. Define the use by its NAICS including any 
subclassifications or special cl).aracteristics; 

b. Define the size, capacity, hours of operation, and floor 
area of the use; 

c. Identify all non-conformities associated with the use and 
the structure within which it is located; 

d. Identify the characteristics of the use including but not 
limited to its compliance with general development 
regulations in subsections (A), (C), (D), (E), (I) and (J) 
of this section; and 

e. Identify any standards, required findings and/or standard 
or special conditions of approval, applicable to the use, 
to which the use conforms. 

Any construction resulting in a net increase in the amount of 
commercial floor area shall require a conditional use permit and 
coastal development permit authorizing such increase. Prior to 
authorizing such increase, the decision-making body shall make all 
findings listed in Section 17.64.10: Increase in Commercial Floor 
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E. 

F. 

G. 

Division II - Base Zoning Districts 
Chapter 17.14 

Area, Commercial Spaces or Business. The decision-making body 
may approve plans submitted or may approve such plans subject to 
specified changes or conditions. 

Except as provided for legally established motel units in Section 
17 .14.4.M: Hotels and Motels, all newly constructed second story 
floor area, including area in new buildings, remodeled buildings and 
replacement, rebuilt or reconstructed buildings, shall be occupied by 
residential dwellings only and shall not be used for any commercial 
land use. Except as follows: 

1. Existing floor area established at any level above the first story 
at or near street grade may continue to be used for occupancy 
by commercial land uses except for those limited to the first 
story by Section 17.12.3: Demolition and Rebuilding of 
Structures. 

2. When such existing commercial space is currently occupied by 
a retail use, the use may be replaced by another retail use, 
service use or residential use allowed within the underlying 
land use district. 

3. When such existing space is occupied by a service use, only 
service or residential uses shall be allowed as a replacement 
use. 

No existing residential dwelling unit occupying floor space at any 
level above the first story in any structure shall be converted to any 
commercial use. 

For uses in the RC land use district or located on any property within 
300 feet of an R-1 land use district the following standards shall 
apply: 

1. No activity shall be permitted that generates noise in excess of 
55 dB at the exterior of the building or yard in which the use is 
conducted. No activity shall be permitted that causes in excess 
of 50 dB measured at the property line of any site in the 
vicinity of the use. Proposed activities that would generate or 
cause noise in excess of these levels shall require mitigation to 
achieve these standards or shall be prohibited. Sound 
measurements shall be made using a sound level meter 
calibrated for the A-weighted scale and shall be averaged over a 
15-minute period. If the use generates or causes noise which 
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2. 

3. 

17.14.6 

includes a steady whine, screech or hum, or is repetitive or 
percussive or contains music or speech the respective noise 
standards shall be reduced by five decibels. 

Any activity requiring deliveries by vehicles wider than eight 
feet or vehicles of three axles or more shall provide off-street 
loading facilities adequate to avoid double parking on street. 
Such facilities shall be used to the extent feasible. 

Proposed commercial uses that are estimated to generate more 
than 40 vehicle trips per day per 1,000 square feet of floor 
space shall be prohibited from operating before 8:00 a.m. or 
after 8:00 p.m. All other commercial uses shall be prohibited 
from operating before 6:00 a.m. or after 9:00p.m. 

Central Commercial (CC) District Regulations Applicable. 

A. 

B. 

No building site shall exceed 8,000 square feet. 

No off-street parking shall be required for apartments. 

17.14.7 Enclosed Structures Required for All Uses- Exceptions. 

A. All uses in all districts shall be conducted within a completely 
enclosed building except for: 

1. Restaurants; 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

Off-street parking and loading areas; 

Plant nurseries; 

Christmas tree sales lots; 

Service stations; 

Bus depots and transit stations; 

Taxi stands; 

Storage of building materials and supplies in the RC district; 

Sales of arts and handicrafts, sales of baked goods or other 
comestibles, and ticket, book and garden material sales by a use 
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B. 

Division ll - Base Zoning Districts 
Chapter 17.14 

permit granted by the Planning Commission under Chapter 
17.52: Permit Procedures. Temporary permission may be 
granted by the Director of the Department of Community 
Planning and Building for sales that meet the criteria set forth 
in Section 17.52.16: Director Approved Temporary Uses, not 
to exceed 30 days in a single calendar year; and 

10. Automated teller machines installed at a bank or savmgs 
institution as an ancillary use when: 

a. 

b. 

c. 

d. 

e. 

f. 

g. 

Approved with a use permit and subject to Design 
Review by the Planning Commission; and 

Located within a recess, courtyard, vestibule, parking 
area or other location that avoids queuing on any public 
way or sidewalk while maintaining public safety; and 

Designed to minimize light intensity visible from any 
public street while also minimizing atmospheric light 
pollution; and 

Designed using only incandescent, halogen or high
pressure sodium fixtures that prevent direct view of the 
light source from any public street or right of way 
through cut-offs, recessed mounts or similar means; and 

Designed to blend in with the architecture of the building 
using colors, materials and detailing compatible with 
adjacent wall surfaces; and 

Designed to avoid any internally illuminated signs, back
lighted signs or cabinet signs and with no more than 100 
square inches of ATM-related signage; and 

The site design avoids lighting of any publicly
maintained sidewalk, street or pathway beyond a 10-foot 
radius of an A TM and the approved design plans include 
scaled, photometric analysis that can be field verified 
upon installation. 

Any enclosed use must be a permitted or conditional use within the 
district in which such use takes place. Within the RC district only, the 
required enclosed structure may be substituted for by adequate fencing 
or screening for the concealment of stored machinery, products or 
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other items, when such substitution is authorized by the Planning 
Commission. 

17.14.8 Site Area for Multiple Dwellings. 

Each site used for apartments and condominiums shall have an area of land 
not less than the amount required to meet the allowed density established in 
Section 17.12.2: Site Development and Building Standards. In mixed-use 
projects, wherein apartments are constructed above a commercial use, the 
land area required for the apartments shall not be deducted when computing 
the allowable area for establishing the commercial use. 

17.14.9 Findings -- Applicability of Provisions. 

The City affirms its 1929 statement that it is essentially and predominantly a 
residential city with a unique commercial and multifamily residential area 
noted for its village character. This character arises from the variety in 
building designs and their modest scale, from the prevalence of contiguous 
street facades punctuated by frequent courtyards, and from the employment 
of open space and landscaping as a setting for the mix of apartments and 
shops within the commercial district. 

Most structures built prior to 1940 consist of two story reinforced concrete 
or wood frame buildings in a variety of architectural styles. The oldest 
buildings in the district, although remodeled, retain features associated with 
the Italianate and other commercial styles typical of the late nineteenth and 
early twentieth century American "Main Street" vernacular. These include 
second story bay windows, double-hung sash windows, remnants of board 
and batten and tongue and groove siding, quoins, and paneled and glazed 
doors. However, it was the construction that took place under the influence 
of the Spanish Colonial and Tudor architectural revivals of the 1920's that 
left the most lasting imprint on the character of the business district. Tudor 
motifs of half-timbering, grouped rectangular windows, ornate brick work, 
oriel and bay windows, and complex roofs with multiple gables are 
interspersed among the Spanish stylistic trademarks of plaster exteriors and 
tiled roofs, of arcades, of ornate wrought iron and carved wood detailing, of 
colorful glazed tile for staircase risers, for dados, fountains, planters, and 
backsplashes, and for patios and courtyards. 

This tradition of architectural diversity enhances the character of the 
commercial district and adds a lively sense of history to Carmel's village 
ambiance. Designs for new buildings and modifications to existing buildings 
should respect this tradition and historical context. The City has consciously 
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chosen architectural eclecticism and encourages originality and invention so 
long as the results encompass the unifying values of human scale and the use 
of natural materials and their role in preserving village character. 

17.14.10 Design Review and the Basic Review Standard. 

In order to protect the unique qualities and characteristics of the Central 
Commercial (CC), Service Commercial (SC) and Residential and Limited 
Commercial (RC) districts all exterior design changes are subject to site plan 
and architectural approval as prescribed in Chapter 17.58: Design Review of 
this Title. The basic standard of review in the commercial district is whether 
the project constitutes an improvement over existing conditions - not 
whether the project just meets minimum standards. 

17.14.11 Standard of Review and Design Guidelines. 

To assist in the design and review process, the City Council has adopted 
Commercial Design Guidelines. Proposed projects need not strictly comply 
with every Guideline to be approved but deviations should be minor and 
reasonably related to good design principles and site conditions. When a 
proposed project involves construction of a new building or the replacement, 
significant enlargement, or modification of an existing building, applicants 
are encouraged, first, to consult the Design Guidelines and then to prepare 
and submit conceptual or preliminary drawings for review by the Design 
Review Board or Planning Commission. This preliminary review can 
promote communication between project applicants and the City's staff and 
Decision-makers, facilitating an understanding of applicable design 
regulations and avoiding unnecessary expenditures in detailed plans. 

17.14.12 Maximum Building Site Area. 

The maximum land area used as a single building site in the CC District is 
8,000 square feet, in the SC District is 12,000 square feet and in the RC 
District is 32,000 square feet. Development of a parcel larger than these 
limits requires that the land area be broken up into two or more distinctly 
different developments to avoid the appearance of a single large project and 
to maintain the small scale and village character of the City. 

17.14.13 Building Coverage. 

Building coverage is defined as the total ground area of a site occupied by 
any building or structure as measured from the outside of its surrounding 
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external walls or supporting members. Building coverage includes exterior 
structures such as stairs, arcades, bridges, permanent structural elements 
protruding from buildings such as overhanging balconies, oriel windows, 
stories which overhang a ground level story, and covered carports. 

Excluded from building coverage are roof eaves extending less than 30 
inches from the face of the building, awnings or covered entryways and 
masonry walls not greater than 6 feet in height such as wing-walls, planter 
walls or grade-separation retaining walls. All site area not counted as 
building coverage shall be considered open space. 

A. CC and SC Districts. Building coverage in the CC and SC Districts 
shall be limited to 80% of the site for designs that fully implement 
Commercial Guidelines III A exceptions may be granted up to a 
maximum building coverage of 95%. No existing courtyard or intra
block walkway shall be removed. This prohibition will reduce the 
amount of allowable building coverage on some sites. 

B. RC District. The maximum allowable building coverage in the RC 
District shall not exceed 70 percent of the total site area if the land 
area is 4,000 square feet or less. If the land area is more than 4,000 
square feet, the allowable building coverage shall be reduced by one 
percent (1 percent) for each additional 2,000 square feet of site area. 
(For example, the allowable building coverage on a 6,000 square foot 
site equals 69 percent of the total site area. 

Build-To Line. Within the CC and SC districts the street-facing, ground
level fa~ade of each building shall be established on the property line or 
within two feet of this line for at least 70% of each street frontage of the 
building. Exceptions to this requirement are allowed for entrances to 
intra block walkways or courtyards. The remaining 30% or less of the 
building not constructed at the build-to line shall be used for recessed shop 
entries, landscaping, building articulation or driveways. For additional 
guidance regarding the build-to line, please see Commercial Design 
Guidelines III-A (3),(5) and (6) and III-B(4)(5) found in Appendix E to this 
title. 

17.14.14 Floor Area Ratio. 

Floor area ratio is defined as the total combined area included within the 
surrounding exterior walls of all floor levels. Floor area includes all floor 
spaces used for commercial, manufacturing, residential and miscellaneous 
land uses including space occupied by mezzanine floors, interior walkways, 
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storage areas above ground, hallways, restrooms, and both interior and 
exterior wall thicknesses. 

Excluded from floor area are the following: underground floor space within 
a basement, cellar or underground garage when not used for commercial 
purposes. Also excluded are: underground areas for noncommercial storage 
or parking and mechanical spaces within a building limited to vent, duct and 
piping shafts, and mechanical equipment rooms of the minimum size 
required by the Building Code. 

A. Central Commercial and Service Commercial Districts. The basic 
floor area ratio allowed for one story buildings in the CC and SC 
Districts shall be 95 percent of the site area and for two story 
buildings shall be 135 percent of the site area. In addition to the basic 
floor area ratio, two story buildings may qualify for a maximum 15 
percent bonus, which allows a floor area ratio up to 150 percent of the 
site area: 

B. 

c. 

D. 

Residential and Limited Commercial Districts. The basic floor area 
ratio allowed for one-story buildings in the RC district shall be 70 
percent of the site area and for two story buildings shall be 80 
percent. In addition to the basic floor area ratio two story buildings 
may qualify for a bonus of up to 15 percent, which allows a floor area 
ratio of up to 95 percent of the site area. 

Maximum Floor Area. No single structure shall contain more than 
10,000 square feet of floor area. Interaccessibility between adjacent 
structures on one or more building sites by any means that allows 
passage between structures without first exiting to an open space area 
shall not be allowed if the resulting floor area contained within the 
combined structures would exceed 10,000 square feet of area. 

Floor Area Bonus. 

1. Affordable Housing Bonuses - A floor area bonus may be 
granted for projects in all commercial districts and the R-4 
districts in the following instances: 

a. Moderate Income. Up to 5 percent for projects if at least 
25 percent of the units in a housing project are reserved 
for persons of moderate income as defined by AMBAG. 

11-83 



Carmel-by-the-Sea Coastal Implementation Plan 

2. 

17.14.15 

b. 

c. 

Low Income. Up to 10 percent for projects if at least 20 
percent of the units in a housing project are reserved for 
persons of low income as defined by AMBAG. 

Very Low Income. Up to 15 percent for if at least 10 
percent of the units in a housing project are reserved for 
persons of very low income as defined by AMBAG. 

Approval of such projects is subject to findings in Section 
17.64.19: Residential Construction at Densities Between 33 and 
44 Units. 

Courtyards and Intra-block Walkways Bonuses - A floor area 
bonus of up to 10 percent may be granted for projects that 
include a courtyard and/or intra-block walkway. 

Building Height. 

Height shall be measured from the more restrictive of existing or finished 
grade_ Height limits established in this Chapter shall be measured as the 
vertical distance between any point on the grade of a building site and the 
highest point of any structure directly above that point on grade. 

A. No building shall have more than two stories above grade. Additional 
underground floors, not defined as a story, may be authorized by a 
use permit approved by the Planning Commission when the use of 
these floors is expressly limited to the parking of vehicles, non
commercial storage and mechanical equipment serving the building. 

B. The allowable maximum building height shall be determined primarily 
by the design context established by the prevailing heights of nearby 
structures facing the same street or intersection and within the same 
pedestrian field of view (i.e. generally, within 100 feet to either side 
of, or across the street from the proposed structure). In the CC and 
SC Districts the main building and roof form of all structures shall be 
limited to a maximum of 30 feet. In the RC and R-4 Districts the main 
building and roof form of all structures shall be limited to a maximum 
of 26 feet. Small areas not exceeding 10 percent of the proposed 
building coverage and occupied by special design features such as 
towers, steeples and ornamentation may exceed these heights if 
approved by the Planning Commission. 
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Building sites which face, abut or adjoin any property m the R-1 
District shall be limited to a height of 24 feet. 

17.14.16 Setbacks in the RC and R-4 Districts. 

A. 

B. 

c. 

D. 

The front setback shall be measured from the property line adjacent to 
the street fronting the property. The rear setback shall be measured 
from the property line most directly opposite the front. All other 
property lines shall be considered sidelines. On corner lots with two 
street frontages the shortest frontage shall be considered the front, 
regardless of where the driveway or front entry are located. 

Sites abutting or across the street from an R-4 or RC District require 
a front setback of at least 5 feet. Sites abutting or across the street 
from an R-1 District require a front setback of at least 71h feet. Sites 
in other locations do not require a front setback. 

Sites abutting an R-1 or R-4 District require a rear setback of 10 feet. 
Sites in other locations do not require a rear set back. 

Sites abutting an R-4 or RC district require a sideyard setback of at 
least five feet along at least . 50% of each side property line. The 
remaining 50% requires no setback unless the side faces a public 
street. Any site abutting an R-1 district requires a setback of five feet 
along the entire sideyard. 

E. Setbacks required by this section shall be used primarily for 
landscaping. 

17.14.17 Open Space Courtyards and Intra-block Walkways. 

A. 

B. 

c. 

Open space is an open area that is free of structures and is visually 
accessible from public ways or walkways. 

A courtyard is an open space on private property that is linked to an 
adjoining sidewalk or walkway in such a manner as to encourage 
public access. It must be enclosed on at least two sides by buildings 
and must remain open to the sky. To qualify for floor area bonus 
provisions the minimum width of a courtyard shall be twenty (20) feet 
and the minimum area shall be four hundred ( 400) square feet. 

An intra-block walkway is a publicly accessible ground level 
pedestrian path providing a connecting route between two or more 
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different streets around a block. Such walkways are often coordinated 
with courtyards and may involve more than one property ownership to 
complete. To qualify for floor area bonus provisions the minimum 
width of an intra-block walkway shall be four (4) feet. 

D. Existing courtyards and intra-block walkways are to be conserved as 
an essential element of the City's design character and shall not be 
removed. All proposals to alter the size, location or configuration of a 
courtyard or intra-block walkway require review by the Planning 
Commission. Generally, such changes shall be approved only if the 
Commission finds that the proposed change would be an improvement 
over existing conditions such as improving public access, allowing for 
creation of a new or better link with courtyards or walkways nearby 
or eliminating a safety hazard. 

17.14.18 Landscaping. 

Landscaping shall be provided in conjunction with development in 
commercial zoning districts in accordance with Chapter 17.34: Landscaping. 

17.14.19 Public Improvements. 

Development projects involving substantial new or replacement construction 
shall include improvements in the public right of way adjacent to the 
building site to coordinate the design of the development with the design of 
City streets, sidewalks, walkways and infrastructure improvements and to 
enhance the overall appearance of the community. (See Policy and Standards 
for Public Way Design). 

17.14.20 Parking Requirements. 

Surface parking, parking structures and driveways design shall be consistent 
with the provisions of Chapter 17.38: Off-Street Parking Requirements of 
this Title. In order to preserve the village character and pedestrian 
orientation of the downtown core, on-site parking within 200 feet of Ocean 
A venue shall be prohibited and no site alteration shall be allowed that 
includes additional driveways, surface parking spaces or underground spaces 
within this area. Parking requirements on sites where parking is prohibited 
shall be satisfied through the payment of fees in-lieu of on-site parking as 
established in Chapter 17.38: Off-Street Parking Requirements. 
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17.14.21 Parking Design. 

The following standards shall apply to all surface and underground parking 
designs: 

A. 

B. 

c. 

D. 

E. 

F. 

The minimum size for all surface and underground parking shall be 9 
feet by 20 feet for standard spaces and 81h feet by 16 feet for compact 
spaces. 

For all parking designs with parking spaces perpendicular to vehicle 
travel lanes, a minimum of 20 feet shall be provided for automobile 
back-up room behind standard spaces and 18 feet behind compact 
spaces. Designs shall minimize the need for multiple or complex 
turning movements. When angled parking is used, the minimum back
up room shall be that distance specified in the current edition of 
Architectural Graphic Standards. 

Compact spaces may constitute 50 percent of the total required 
spaces. All spaces provided in excess of the minimum requirements 
may be compact spaces. 

Driveways shall be located to preserve as much on-street curbside 
parking as possible. Driveways and other improvements on the 
property shall be designed for safe and unobstructed visibility of 
pedestrians and automobile traffic both on and off the site. 

The following standards apply to the design of surface parking in 
addition to those required by subsections A, B, C, and D of this 
Section. 

1. Surface parking spaces shall not be constructed within required 
set back areas in the RC District. Portions of rear or side 
setback areas may be used for back-up movements as long as 
the majority of the setback is landscaped. 

The following standards apply to underground parking garages in 
addition to those required by subsections A, B, C, and D of this 
Section. 

1. The maximum height of the finished floor level above an 
underground parking garage facing any public street, way, 
place or park, shall not be higher than five feet above the 
existing grade or the official street grade whichever 
measurement results in the lower height. 
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2. 

3. 

4. 

Underground parking garages may be constructed within 
required setbacks if significant trees will not be removed or 
injured and the setback can still be effectively landscaped. 
Underground garage designs shall provide sufficient room 
around the perimeter to accommodate existing and new tree 
root systems for all trees required as part of the project. 

The grade of driveways providing access to underground 
garages shall not exceed 5 percent in the first 10 feet of the 
driveway slope near the street or sidewalk and shall not exceed 
10 percent in the last 10 feet near the level of the garage floor. 
The intervening grade shall not exceed 25 percent. Driveway 
designs shall provide sufficient area to allow drivers to view 
automobile and pedestrian traffic before merging into such 
traffic. 

Garages shall be ventilated to avoid the build-up of exhaust 
gases. When mechanical ventilation is used, noise mitigation 
measure shall be incorporated such as low-noise fans, insulated 
ductwork and vibration absorbing mounting systems. Ducts 
shall not exhaust toward any building openings or open space 
on any adjoining property nor toward any on-site or off-site 
open space, pathway, street, place or park accessible to the 
public. Venting to the roof is generally preferred. Plans for 
underground garages shall be reviewed to ensure accessibility 
for Police and Fire Department personnel during emergencies. 
To the extent possible, utility meters, vaults and connections 
should be located within garages or driveways and away from 
pedestrian walking surfaces. 

17.14.22 Special Design Topics. 

A. Fa~ade Remodels. When facades are remodeled, the adopted 
Commercial Design Guidelines shall be followed so that the basic 
design framework of the commercial district is conserved. On 
buildings where consistency of architectural character has been lost 
through past actions the preferred design solution is to restore or 
establish a consistent character. In general, each building should 
reflect a single type of architecture expressed through consistent use 
of fenestration, detailing, materials and textures, body color, trim 
color, awnings and roofs regardless of how many businesses occupy 
the building. The City strongly encourages the participation of both 
the property owner and tenant/applicant in the design review process 
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to achieve this end. When plans for remodels are reviewed for 
approval, the reviewing body must find the following to be true: 

1. 

2. 

The proposed modification contributes to, restores or achieves 
consistency of architectural character and scale when 
considering the building or courtyard as a whole. 

The proposed modification does not incorporate materials, 
patterns or other design elements that would: 

a. Call attention to the building. 

b. Create a form of advertising or sign through architectural 
treatment. 

c. 

d. 

Would render the storefront unusable by a different 
business occupant without further remodeling. 

Create a standardized identification with a particular 
business use. 

Roofing Materials. 

1. 

2. 

3. 

4. 

Roofing materials shall be selected that are consistent with the 
design character of the buildings on which they are placed. 
Roofing materials should be consistent in color and composition 
on each roof plane of the building and on the roofs of each 
building within a single complex or courtyard. 

All newly installed roofs shall be of noncombustible Class-A 
materials. Buildings determined by the City to qualify as 
Historic Resources may use fire treated wood roofing materials 
with a fire resistant underlayment assembly approved by the 
Building Official to meet standards for historic rehabilitation. 

The Planning Commission may, by resolution, establish a 
palette of pre-approved roofing materials that shall be used for 
Administrative Design Review. 

For existing roofs that do not comply with City design 
standards, repairs may be made using materials that match the 
existing roof if no more than 25 percent of the roof area is 
replaced on the building within any twelve-month period. If the 
roof area replaced exceeds 25 percent of the total roof area on a 
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c. 

D. 

building the work shall be considered a replacement and shall 
meet all current design standards. 

Concealment of Rooftop Equipment. 

1. 

2. 

Design Review. Rooftop mechanical equipment such as, but not 
limited to, heating, cooling and ventilation system equipment 
shall be concealed from public view. When visible, the 
enclosures and location of such equipment are subject to design 
review. Existing rooftop mechanical equipment shall be 
concealed or relocated out of view whenever a roof is replaced 
as defined in Section 17 .12.430.C and when equipment is 
upgraded or replaced to any extent that requires issuance of a 
Building Permit. 

Standards for Review. Rooftop mechanical equipment shall be 
restricted or shielded from view from the public right-of-way 
and from adjoining structures by one or more of the following 
means: 

a. 

b. 

Located on a portion of the rooftop that is not visible to 
the public. 

Located behind roof forms, parapets or screens that are 
compatible with the architectural character of the 
structure. 

Design Regulations for Exterior Seating Associated with a 
Restaurant. The following standards shall be used in reviewing 
proposals for exterior restaurant seating: 

1. The proposal shall not result in a net increase in seating 
capacity. 

2. 

3. 

4. 

The seating area shall not occupy more than ten percent ( 10 
percent) of the site area nor more than 30% of any courtyard. 

The area in which the seating is proposed shall be fully 
contained on private property and shall not interfere with 
automobile or pedestrian traffic on any public right-of-way or 
through any intra-block walkway. 

The seating area shall be demarcated by landscaping or other 
site features to clearly define its outer boundaries. The 
boundaries shall be established to preserve a sense of openness 

11-90 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

E. 

F. 

5. 
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and ease of access for pedestrian traffic. (See Appendix E: 
Commercial Design Guidelines). 

Outdoor seating areas which allow visual contact and incidental 
communication between patrons and passersby are encouraged. 

Physical structures that enhance comfort such as windscreens, 
heaters, and exterior lighting shall be shielded from view from 
the public right-of-way and from intra-block walkways or shall 
be designed to be architecturally compatible with the village 
character and the adjacent buildings. (See Appendix E: 
Commercial Design Guidelines.) 

7. Hours of service to outside seating areas shall be regulated 
through appropriate conditions of approval to prevent impacts 
on uses in the vicinity. 

Standards for Display Cases. Except as otherwise provided in 
Section 17.40.5: Other Signs Associated with a Business, for 
restaurant menu boxes, a display case shall meet the following 
standards and criteria: 

1. 

2. 

3. 

4. 

The size and scale shall be appropr~ate to the surroundings and 
shall be designed and fabricated so as to be compatible with 
surrounding architecture. 

It shall contain no more than one sign not exceeding 0.18 
square feet in area (except for a menu sign) which serves to 
identify the owner of the display case and directs the public to 
the store where the merchandise is sold. 

It shall be located on the same property as the business or 
courtyard to which the display case applies and shall not impede 
the flow of pedestrian movement. 

It shall contain merchandise which is representative of products 
for sale in the business premises, excluding display of wares of 
another business elsewhere or merchandise not available in the 
store to which the display case applies. 

Antennae. Except for antennae pre-empted by Federal law, antennae 
in the commercial districts shall be located and screened to reduce 
their visibility from the public right-of-way and adjacent properties. 
All antenna installations must be reviewed and approved through the 
Commercial Design Review procedures. Except as provided in 
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Chapter 17.46: Telecommunications and Wireless Facilities, antennae 
located in any commercial land use district shall conform to the 
following standards: 

1. All ground-mounted antennae shall be required to maintain their 
supporting structures at least three feet from any property line. 

2. 

3. 

4. 

5. 

All ground-mounted antennae shall be screened by walls, color, 
fences or landscaping. Landscaping shall be of a type and 
variety capable of growing within one year to a landscape 
screen, which obscures the visibility of the antenna. The 
landscaping plan shall be approved by the City Forester before 
it is implemented. 

No part of any antenna shall be higher than the maximum 
height allowed in the underlying land use district. 

A maximum of one antenna shall be allowed on a building site. 

All roof-mounted antennae are prohibited except as provided in 
Section 17.46.2 .E: General Development Standards. 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

G. Exterior Flags. The installation of national and state flags can be an 
attractive and patriotic addition to the community. However, I 
inappropriate installations can create visual clutter and a poor design 
relationship with surrounding buildings and can obstruct commercial 

1 s1gnage. 

1. 

2. 

3. 

4. 

Each building site shall be authorized to install two flags. 

Each flag shall be limited in size to 36" x 60" or smaller. Flags 
displayed flush against a vertical building surface are limited to 
24" x 36" or smaller. 

Flags shall be made of woven cloth, nylon or similar fabric. 
Flags shall be maintained in a clean, unmodified and untorn 
condition. 

Each flag shall be mounted so as not to touch anything beneath 
it including the ground, floor, water, merchandise, building 
elements, vegetation or pedestrians. All portions of each flag 
shall maintain a minimum clearance of seven feet (7') above 
any publicly accessible walkway. 
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Flags shall be mounted at a height not exceeding eighteen feet 
(18') above the nearest grade or adjacent walkway at any floor 
level. Flags mounted on a building shall not be higher than the 
adjacent roof eave at any point. 

Flags shall not be placed where they would obstruct direct view 
of nearby business signs by pedestrians on adjacent sidewalks 
and walkways. 

Flags shall be mounted in one of the following ways: 

a. 

b. 

c. 

At an upward angle of at least 30 degrees from horizontal 
by a staff attached to a vertical building surface (wall, 
post, etc.) so as to allow the flag(s) to hang free; or 

Flat against a wall or window of a building such that the 
short dimension of the flag forms a horizontal line and 
the long dimension of the flag hangs down vertically; or 

From a freestanding pole of not more than eighteen feet 
in height and of a natural color or painted in a 
nonmetallic and non-reflective color to blend with the 
hues found on adjacent buildings. 
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Chapter 17.18 Public and Quasi-Public Districts 

Article I: Park and Recreation Districts - P-1 and P-2. 

Sections: 

17.18.1 Purpose. 

17.18.2 Districts Identified. 

17.18.3 Land Use Regulations. 

17.18.4 Prohibited Structures. 

17.18.1 Purpose. 

A. Natural Parklands and Preserves (P-1). The purpose of the Natural 
Parklands and Preserves district is to preserve publicly owned park 
and beachlands for the benefit and enjoyment of present and future 
generations, and to prevent inharmonious use of such lands and 
prevent the destruction of the City's beautiful natural open spaces 
through inappropriate development. Uses permitted shall be limited to 
those that maintain the property in its natural state. 

B. Improved Parklands (P-2). The purpose of the Improved Parklands 
district is to provide appropriately located areas for recreation and 
recreational facilities needed by the residents of the City and the 
surrounding area. Uses permitted shall be limited to those that are 
permitted in the P-1 district, in addition to facilties and structures 
devoted to public recreation, public use, Governmental buildings and 
nonprofit buildings and uses. 

17.18.2 Districts Identified. 

Properties zoned P-1 and P-2 shall be designated by the official zoning map 
of the City and adopted by ordinance by the City Council. 

Mission Trails P-1 See Map 

~ature Preserve 

Pescadero Park P-1 See Map 

Carmel Beach P-2 See Map 
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Forest Hill Park P-2 12 +ISS All 

Devendorf Park P-2 69 All 

Picadilly Park P-2 7S 18 

First Murphy Park P-2 73 

Vista Lobos Park P-2 37 3,S,7 

Outlands P-2 See Map 

17.18.3 Land Use Regulations. 

Schedule 11-C prescribes the land use regulations for the park and recreation 
districts. The regulations for each district are established by letter 
designations as follows: 

"P" designates permitted use classifications. 

"L" designates use classifications that are permitted, subject to certain 
specific limitations noted by the number designations and listed at the 
end of Schedule II-C. 

"C" designates use classifications permitted after review and approval 
of a Conditional Use Permit by the Planning Commission. Conditions 
may apply to these uses, noted by the number designations and listed 
at the end of Schedule II-C. 

These uses are subject to Division 1: General Regulations and may be subject 
to additional use regulations found in Division IV: Provisions Applying in 
All or Several Districts. Additional use regulations are also found in section 
17.18.8 of this chapter and are referenced in the Schedule. Findings for 
specific uses may also be required and are found in Chapter 17.64: Findings 
Required for Permits and Approvals of this title. 

Use classifications are defined in Chapter 17.68: Use Classifications and are 
based on the use classifications listed in the current edition of the North 
American Industry Classification System (NAICS). Questions as to the 
inclusion or exclusion of a particular proposed use in a particular category 
will be determined by the Director based on a NAICS Use Categories List, 
adopted by resolution by the City Council and held at the Department of 
Community Planning and Building counter. The Director shall make the 
decision according to the characteristics of the use, and upon the Director's 
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interpretation of the land use code, the NAICS Use Categories List and the 
current edition of the NAICS. The determination by the Director may be 
appealed to the Planning Commission by anyone aggrieved by the decision 
following the procedures specified in Chapter 17.54: Appeals. 

P = Permitted Use 

L = Limitations Apply 

C = Conditional Use Permit Required 

Single Family 

Senior Citizen Housing 

Family Day Care 

Small Family 

Large Family 

Clubs and Lodges 

Community Centers 

Conference Facilities, Small 

Government Offices 

Museums, Galleries, Gardens (noncommercial) p 

Park and Recreation Facilities p 

Parking Facilities, Noncommercial 

Hotels and Motels 

Theater, Live Performance 

Theater, Motion Picture 

Communication Facilities 

Antennae and Transmission Towers 
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Park and Recreation 
Districts 

P-1 P-2 

L- I 

L-1 

L-1 

L-1 

L-1 

P-1 

L-1 

P-2 

p 

C-2 

C-1 

c 
c 

c 

Additional 
Regulations 

See Sec. 17.8 .5(G) 

See Sec. 17.8.5(8) 

See Chapter 17.64: 

See Chapter 17.56: 

Restricted 

Commercial Uses 

See Chapter 17.46 
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P = Permitted Use 

L = Limitations Apply 

C = Conditional Use Permit Required 

Specific Limitations and Conditions: 

Park and Recreation 
Districts 

P-1 P-2 

Additional 
Regulations 

I: limited to the use and maintenance of existing buildings for nonprofit organizations, governmental 

buildings and uses, and residential use. 

2: Limited to facilities serving only park visitors and/or tenants of park buildings. 

17.18.4 Prohibited Structures. 

It is unlawful to construct, erect or place any building, structure or 
improvement of any kind upon, over or under any part of the Carmel beach 
lands, as defined in this code except those determined by the City Council to 
be essential for public health, safety or welfare including those required for 
public access, public restrooms, seawalls, revetments landscaping, irrigation 
systems, drainage facilities, water storage, public signage, trash containers, 
emergency telephones, parking facilities, recreation facilities and facilities 
for protecting environmental resources. 

Article II: Cultural and Community Districts - A-1, A -2 and A- 3. 

Sections: 

17.18.5 

17.18.6 

17.18.7 
17.18.8 
17.18.9 

17.18.10 

17.18.11 

17.18.12 
17.18.13 

17.18.5 

Purpose. 
Districts Identified. 

Land Use Regulations. 
Additional Use Regulations. 
Regulations Applicable to the A-3 District. 

A-1 District Development Regulations. 

Reversion to R-1. 

A-3 District Development Regulations. 

Design Review. 

Purpose. 

A. Theatrical District (A - 1). The purpose of this district is to provide 
appropriate zoning for existing theaters located amidst the R-1 land 
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use district. Uses permitted in this district shall be limited to those 
associated with the theater and performing arts. 

B. Community and Cultural Center District (A - 2). The purpose of 
this district is to provide an appropriately located area for a 
community and cultural center. Uses permitted in this district shall be 
limited to those that provide cultural and community activities 
associated with the arts, education and recreation. 

C. Senior Citizen Facility District (A - 3). The purpose of this district 
is to provide education programs, social events, recreational 
activities, social services and entertainment for senior citizens. The 
land use regulations for the A-3 senior citizens land use district are 
intended to ensure that land uses, facilities and activities permitted 
within the A-3 senior citizens land use district are consistent with the 
residential character of the City of Carmel-by-the-Sea and with the 
environmental goals, objectives and policies contained in the General 
Plan. Uses permitted in this district shall be those primarily for the 
benefit of senior citizens. 

17.18.6 Districts Identified. 

Table 17.18 - B delineates all lots and blocks contained within the A-1, A-2 
and A-3 districts. 

A-1 DISTRICT 

Block 85 lots All 

Block C, Addition No. I Lots I I through 14 

A-2 DISTRICT 

Block 97 All 

Block 110 All 

*And that portion of Ninth Avenue lying between San Carlos and Mission Streets 

A-3 DISTRICT 

Block 95 Lots I, 2, 4, 6, 8, 10 and 12 
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17.18.7 Land Use Regulations. 

Schedule li-D prescribes the land use regulations for the A-1, A-2 and A-3 
districts. The regulations for each district are established by letter 
designations as follows: 

"P" designates permitted use classifications. 

"L" designates use classifications that are permitted, subject to certain 
specific limitations noted by the number designations and listed at the 
end of Schedule II-D. 

"C" designates use classifications permitted after review and approval 
of a Conditional Use Permit by the Planning Commission. Conditions 
may apply to these uses, noted by the number designations and listed 
at the end of Schedule II-D. 

These uses are subject to Division 1: General Regulations Applying to All 
Districts, and may be subject to additional use regulations found in Section 
17.18. 8 of this chapter and referenced in the table. Special Findings for 
specific uses may also be required and are found in Chapter 17.64: Findings 
Required for Permits and approval of this title. 
Use classifications are defined in Chapter 17.68: Use Classifications and are 
based on the use classifications listed in the current edition of the North 
American Industry Classification System (NAICS). Questions as to the 
inclusion or exclusion of a particular proposed use in a particular category 
will be determined by the Director based on a NAICS Use Categories List, 
adopted by resolution by the City Council and held at the Department of 
Community Planning and Building counter. The Director shall make the 
decision according to the characteristics of the use, and upon the Director's 
interpretation of the land use code, the NAICS Use Categories List and the 
current edition of the NAICS. The determination by the Director may be 
appealed to the Planning Commission by anyone aggrieved by the decision 
following the procedures specified in the Chapter 17.54: Appeals. 
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Clubs and Lodges 

Colleges and Trade Schools 

Community Care Facility 

I Community Centers 

Conference Facilities, Small 

I Community Social Service Facility 

Day Care Centers 

I Government Offices 

Museums, Galleries, Gardens (noncommercial) 

I Park and Recreation Facilities 

Parking Facilities, Noncommercial 

I 
Public Safety Facility 

I 
Eating and Drinking Establishments 

Parking Facilities, Commercial 

Personal Improvement Services 

I Retail Sales 

ArtS and Crafts 

I Vending Machines 

Theater, Live Performance 

I Theater, Motion Picture 

I 
I 
I 

c p 

L- I p 

p p 

L-3 
p 

p 

c p 

p 

L-3 

c 
L-2 

p 

L-3 

p p 

p p 
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P = Permitted Use Other Public Districts 

L = Limitations Apply A· I A·2 A·l 
Additional Regulations 

C = Conditional Use Permit Required 

Accessory Use See Sec. 17.18.8 (A) 

Temporary Use See Sec. 17.18.8 (A) 

Specific Limitations and Conditions: 

l ·I: limited to schools for theater arts. 

l - 2: limited to workshops and classes connected with the arts. 

l - 3: Only as an accessory use, when in connection with any other authorized use. 

17.18.8 Additional Use Regulations. 

A. Accessory and Temporary Uses. The following are types of 
accessory and temporary uses allowed, subject to the requirements 
and standards below. 

1. A-1 District. The following uses may be allowed with the 
issuance of a use permit and provided that they are in accord 
with the general purposes of the district and have had prior 
approval of the Carmel Cultural Commission: 

a. Concessions for snacks and nonalcoholic beverages 
incidental to theater performances; and 

b. Displays connected with the arts. 

2. A-2 District. The following uses are permitted: 

a. Concessions for the sale of books, prints, food and 
nonalcoholic beverages; 

b. Concessions for the sale and consumption of alcoholic 
beverages when located at, and associated with, events at 
the Sunset Community and Cultural Center only; 

c. 

d. 

Displays connected with the arts; and 

Occasional sales or rentals of paintings and art objects by 
approved users. 

11-108 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

17.18.9 

Division ll- Base Zoning Districts 
Chopter 17.18 

Regulations Applicable to the A-3 District. 

A. General Regulations. 

1. Activities shall be limited to those that will not materially 
increase traffic, noise or parking demand in the surrounding 
area as determined by the Planning Commission. 

2. No activity shall be allowed generating noise in excess of 60 
decibels (8:00 a.m. to 6:00 p.m.) or 55 decibels (all other 
times) as measured at the property line of any site in the A-3 
district using an A-weighted scale. 

B. Prohibited Uses. Commercial uses including but not limited to retail 
sales, food service establishments and transient lodging facilities, but 
not including the serving of meals, the sale of crafts and other similar 
activities accessory and incidental to senior citizen facility use are 
prohibited in the A-3 district. 

17.18.10 A-1 District Development Regulations. 

In order to maintain the residential character and design of any structures 
built within zone A-1, the regulations established for the R-lland use district 
on driveway grades, site and height limitations, building coverage 
limitations, front yard, side yard and rear yard setbacks and design review 
shall apply within district A-1. 

17.18.11 Reversion to R-1. 

Any property zoned A-1 shall revert to its original zoning of R-1 upon 
abandonment of its use. Discontinuance of a permitted use for a period of 
one year shall constitute abandonment for the purposes of this section. 

17.18.12 A-3 District Development Regulations. 

Development standards applicable to the A-3 district are shown m Table 
17.18-D. 
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Site Area 

Minimum I 0,000 square feet 

Maximum 28,000 square feet 

Floor Area Ratio 40 percent of site area 

Maximum Height 24 feet from existing grade 

Setbacks* 

Front yard IS feet 

Side yard (first story) 3 feet 

Side yard (second story) 3 feet 

Rear yard (first story) 3 feet 

Rear yard (second story) IS feet 

Floor Area Ratio 40 percent of site area 

Minimum Landscaping 20 percent of site area 

*No setback adjacent to a public street shall be less than I 0 feet. For sites fronting on more than one 

street and for irregularly shaped lots, the Planning Commission shall establish which property lines 

constitute the front, side, and rear for the purpose of defining setbacks. 

17.18.13 Design Review. 

Design review shall be required as set forth in Chapter 17.58: Design 
Review. 
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Chapter 17.19 (RESERVED) 
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I Chapter 17.20 Overlay Districts 

I 
I 
I 

Article I: General Provisions. 

Article II: AS Archaeological Significance Overlay District. 

Article III: Park Overlay District. 

Article IV: Beach Overlay District. 
Article V: Environmentally Sensitive Habitat Area Overlay District. 
Article V: Annexed County Lots Overlay District. 

I Article 1: General Provisions. 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

17.20.1 Purpose and Applicability. 

Overlay districts are zoning districts established by the city to carry out 
specific purposes. They are governed by a set of regulations that address 
specific subjects, such as archaeological significant resources or 
environmentally sensitive habitat areas. Overlay districts may be initially 
established by adding a specific article to Chapter 17.20: Overlay Districts, 
without being actually delineated on a zoning map. At a later time, when an 
opportunity arises to carry out the intended purposes for one or more sites 
that meet the criteria for designation, the City Council may adopt an 
ordinance amending the zoning map to delineate the boundaries of the 
overlay district. The provisions of the overlay district will then be combined 
with the provisions of the base zoning district for that site or sites to which 
the overlay district applies and the more restrictive provisions will govern. 

Article II: AS Archaeological Significance Overlay District. 

Sections: 

17.20.2 
17.20.3 
17.20.4 

17.20.5 

17.20.6 

Purposes. 
Boundaries of the Archaeological Significance Overlay District. 
Minimum Standards. 

Additional Requirements. 

Report Guidelines. 
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17.20.2 Purposes. 

The purposes of the AS Archaeological Significance Overlay District are to 
implement the General Plan/Coastal Plan Land Use Plan and to: 

A. Protect archaeological sites in Carmel that can provide evidence of the 
area's earliest human habitation, help to document the cultural history 
the City, and are often highly significant to Native American 
descendants as burial grounds or because of their connection to sacred 
traditions. 

B. 

c. 

Provide for the designation of archeological resources and establish 
explicit guidance for the protection of archeological resources, 
especially when they are subterranean. 

Create a clear process and standards for evaluating projects that may 
affect archaeological resources, and for identifying appropriate 
measures to mitigate the effects of such projects. 

17.20.3 Boundaries of the Archaeological Significance Overlay District. 

The boundaries of the AS district are shown schematically on Figures 111-1 
through 111-6. A definitive listing of all properties affected is included with 
each figure. 

17.20.4 Minimum Standards. 

The following standards shall apply to all building sites located in the AS 
district or within any commercial or R-4 District. 

A. Applications for new construction or additions, alterations and 
remodels involving excavation of undisturbed earth shall include an 
Archaeological Resource Management Report, prepared pursuant to 
the guidelines established in Chapter 17 .32.6. 

17.20.5 Additional Requirements. 

All projects subject to this section shall be subject to the following additional 
requirements: 
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I Figure ill-1 Archaeological Significance 
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Those building sites that include any portion 
of the following lots: 

Walker Tract I 
Block I Lot 2 
Block 2 Lots 1, 2, 4, 6. 8, 10, 12, 

14. 16. 18.20 and 21 
Block 3 All Lots (Ridgewood Road) 
Block 4 All Lots (Mission Trails Nature Preserve) 

Mission Tracts 1 and 3 
Block 3 Lots 7 and 8 (Santa Lucia) 
Block 8 Lots 1 through 15 
Block 9 All Lots 
Block 10 Lots 1 through 14 

and Lots 26 through 34 

Block 
A-6 
B-18 

Lots 
All 
All 

Mission Tract 2 (Ladera Drive) 
All Lots 

Carmel Mission (U.S. Lots 38 and 39) 

Block 
140 
141 

Lots 
All 

7. 9, 11. 13. 15, 18, and 19 fronting on Rio Road, 
Mission Street. or Santa Lucia Avenue 
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Figure ID-2 Archaeological Significance 

F'ORE'ST Rl . ' + ·I· .. .... .. .. . . 
Mission Trails Nature Preserve { ( 

Flanders Mansion 

u 

--- -· ::..:~ ~ ~ 
UI~~ON ST 

&1NSET CE'NT£R(3 ~ ·&! 
I o .. .. -· .. I •• •I• ... 

SAN CARLOS ST 

Those building sites that include any portion of the following lots: 
Block Lots 
77 1, 2, 9, 11, 13, 15, 17, 19 and 21 
78 and 89 All 
90 1. 3, 5, 7, 9, 11, 13, 15, 17. and 19 (all odd-numbered lots) 
97 and 110 All odd-numbered lots (Sunset) 
98 All 
99 All even lots 
102 19, 20, 21. and 22 fronting on Acacia Way 
103 32, 34, and all odd-numbered lots 
1~ Ml 
105 All (Mission Trails Park) 
107 11 
108 All even lots 
109 All 
117 All odd-numbered lots 
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Figure ill-3 Archaeological Significance 

Those building sites that include any portion of the following lots: 

Block 
NN 
HH 
s 
T 
C-1 
C-2 
Sand and Sea 
Sand Dunes 

Lots 
All 
21, 23, 25. 27 and all even-numbered lots 
All even-numbered lots 
All even-numbered lots 
All 
All 
All 
All 
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Figure ill-4 Archaeological Significance 

Those building sites that include any portion of the following lots: 

Block 
FF 
GG 

Lots 
30 through 35 
24 through 29 
All 
All 
All 
All 

:It •• 

~-

21 PIt .... ,. '~ .. • ' 1.1' 

I" 1.1 .. .. .. 10 ,. , . ,. ,, 10 • 

JJ 
KK 
LL 
MM 
Second Avenue acreage (all lots north of Second Avenue between Monte Verde Street 
and Camino Real) 
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Those building sites that include any portion of the following lots: 

I 
I 
I 
I 
I 
I 
I 

Block 
8 l/2 
9 
30 
31 
32 
33 
52 
53 
EE 
II 
JJ 

Lots 
All 
All 
All 
All 
All 
All 
1, 2, and 4 
I. 2, 3, 4, 5. 6. 7, 8 and 10 
34 and 36 through 43 
All 
All 

m-JJ 



Carmel-by-the-St:a CoastJll Implementation Plan 

Figure ill-6 Archaeological Significance 

Those building sites that include any portion of the following lots: 

Block Lots 
4 1/2 All 
5 1/2 All 
6 1/2 All 
7 1/2 All 
8 All 
10 All 
11 All 
12 (Forest Hill Park) 
28 All 
29 All 
34 1 through 12. and 14. 16, 18 

(Ord. 98-lO § 1. 1998). 
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Division m- Overlay and Community Plan Districts 
Chapter 17.20 

A. If any human remains are found at any time during construction, work 
shall stop and the applicant or his/her agent on the site shall 
immediately notify the Monterey County Coroner in compliance with 
applicable State requirements. 

B. Exceptions. This section does not apply to emergency repairs that the 
City Administrator determines necessary to avoid disruption of 
existing utility service. 

17.20.6 Report Guidelines. 

The "Archaeological Resource Management Reports (ARMR): 
Recommended Contents and Format' (cited as the ARMR Guidelines, which 
were prepared by the California Office of Historic Preservation and attached 
as Appendix G to this title) shall be used as guidelines for preparation of 
reports required by this article. The Planning Commission and the 
Department of Community Planning and Building shall use these ARMR 
Guidelines to review proposed construction and mitigation for potential 
impacts on archaeological resources. Project plans that fail to achieve 
reasonable compliance with these ARMR Guidelines shall not be approved. 

Article Ill: Park Overlay District. 

Sections: 

17.20.7 
17.20.8 
17.20.9 

17.20.10 
17.20.11 

17.20.7 

Specific Purposes 
Boundaries of the Park Overlay District 
Minimum Standards 

Required Planning Commission Review 
Review Criteria 

Specific Purposes. 

The specific purposes of the Park Overlay District are to implement the 
General Plan/Coastal Plan Land Use Plan and to ensure that development of 
private property adjacent to parks and open spaces is compatible with their 
continued enjoyment. It is the intent of these regulations to protect park 
resources from the visual and physical impacts that may be associated with 
development of private property near designated parklands, to enhance the 
public enjoyment of parks and to preserve the habitat values of parks. 
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17.20.8 Boundaries of the Park Overlay District. 

The boundaries of the PO district are shown schematically on Figures IV-7 
through IV-10. A definitive listing of all properties affected is included with 
each figure. 

17.20.9 Minimum Standards. 

The following standards regulating construction activity and use shall apply 
to all building sites located in the Park Overlay District. The provisions of 

· the Park Overlay District shall be coordinated with the ESHA Overlay 
District whenever a property is located within both overlay districts. 

A. The site design must include a drainage plan that is adequate to 
prevent erosion and excess runoff as determined by the Building 
Official. The site shall be connected to the sanitary sewer system. 

B. No tree shall be removed within the park overlay district without 
written approval from the City Forester regardless of whether the 
removal is associated with construction activities. 

C. All proposed construction must maintain a setback of at least 15 feet 
from any property line that also constitutes a park boundary. 
However, this special setback shall not apply to property across the 
street from a park. The Planning Commission or Design Review 
Board may modify other setbacks through the design review process 
to provide flexibility for properties unreasonably restricted by this 
required park setback. 

D. When any construction activity is proposed on a site in the park 
overlay district, the site design shall include a landscaping plan in 
accordance with Chapter 17.34: Landscaping. 
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I Figure 111-7 Forest Hill Park 
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Forest Hill Park Overlay: Those building sites that include all or portions of the following lots: 

Block Lots 
5112 9, 11, 13, 15, 17and 19frontingonJuniperoAvenue 
7 Those portions of Lots 1, 2, 4, 6, 8, and 10 fronting on Camino Del Monte 
7 1 /2 19 fronting on Mission Street 
8 1, 3, 5, 7, 9, 11, 13, 15, 17, 18, 19, all of 20 fronting on Junipero or First Avenues 
11 All odd-numbered lots fronting on Mission Street 
13 1, 2, 4, 6, 8, 10, 11, 12, 14, 16, 18, 20, 21, 22, 24 and 26 fronting on Junipero Avenue 
26 1, 2, and 4 fronting on Junipero A venue 
27 1, 2, 3, 4, 5, 6, 7 and 8 fronting on Camino Del Monte 
28 1 and 3 fronting on Mission Street 
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Figure III -8 Mission Train Nature Preserve 

Mission Trail Nature Preserve 

JUNIPERO AVE 

Mission Trails Nature Preserve Overlay: Those building sites that include all or portions of the 
following lots: 

Block 
4 (Paradise Park) 
104 
128 

Lots 
5 
All lots contiguous with Mission Trail Nature Preserve 
All lots contiguous with Mission Trail Nature Preserve 
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Figure 111-9 Mission Trail Nature Preserve 

Division m- Overlay and Community Plan Districts 
Chapter 17.20 

Mission Trails Nature Preserve: Those building sites that include all or portions of the following lots: 

Block 
Walker Tract 1, 3 (Ridgewood Road) 

Walker Tract 2, 4 (Ladera Drive) 

Carmel Mission (U. S. Lots 38 and 39) 

m-n 

Lots 
5, 6, 7, 8, 9, 10, 11, 12, 13, and 14 
contiguous with Mission Trail Nature 
Preserve 
1, 2, 3, 5, 6, 7, 8, 9, 16, and 17 
contiguous with or across the street from 
Mission Trail Nature Preserve 
All lots across the street from Mission Trail 
Nature Preserve 
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Figure ill-10 Forest Theater Park 
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Forest Theater Park Overlay: Those building sites that include all or portions of the following lots: 

Block 
81 
82 
83 
84 
86 
101 
102 
103 

Lots 
21, 23, 25, and 26 fronting on Santa Rita Street 
19, 20 abutting Forest Theater Park 
9 fronting on Guadalupe Street 
All even-numbered lots fronting on Guadalupe Street 
1 fronting on Mountain View A venue 
1 adjacent to Mountain View A venue 
1 adjacent to Mountain View A venue 
2 adjacent to Mountain View A venue 
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17.20.10 

Division m- Overlay and Community Plan Districts 
Chapter 17.20 

Required Planning Commission Review 

In addition to any other reviews required by this code, the following types of 
projects in the park overlay district shall require Planning Commission 
review: 

A. Projects located on nonrectangular building sites for which the 
Commission has not established setbacks during prior approvals; 

B. Projects located on building sites larger than 8,000 square feet in area 
for which the Commission has not established setbacks during prior 
approvals and/or which do not qualify for administrative design 
review (track one) approval; 

C. Projects of more than one story and/or taller than 18 feet in height; 

D. Projects involving construction of a new dwelling unit or demolition 
of an existing dwelling unit; and 

E. Projects that, in the opinion of the Director of Community Planning 
and Building, represents a substantial deviation from standard design 
and construction practices in the neighborhood and is not addressed by 
these regulations or which otherwise may be inconsistent with the 
purposes of this district or the General Plan. 

17.20.11 Review Criteria. 

Proposed projects requiring Planning Commission review as established in 
Section 17.20.11 above shall require approval through the Track Two design 
study process (see Chapter 17.58: Design Review), using the following 
standards prior to the issuance of any building permits. 

A. Projects Exceeding the Limits on Number of Stories and/or Height. 
The Planning Commission may grant approval of: 

1. 

2. 

3. 

A second story; 

An increase in building height up to a maximum of 24 feet; and 

Approvals granted under this section shall not violate any 
height limits established for the property by the underlying 
zoning district or any other overlay districts. In granting 
approval for these increases, the commission shall make the 
following findings: 
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B. 

a. 

b. 

That due to the topography of the site relative to the 
adjoining park or open space land, the proposed building 
would not exceed the height or bulk of an 18-foot one
story structure built on a site at the same grade as the 
adjoining park or that topography and height are 
irrelevant because of the location of the building on the 
site avoids view of the buildings from the park. 

That those portions of the building visible from the park 
will exhibit a human scale and residential character 
through the use of simple building forms and natural 
materials that will not detract from the enjoyment of the 
park or open space by the public. 

Projects Requiring Modified Setback Standards. Through the Track 
Two design study process, the Planning Commission may approve an 
adjustment of setbacks on Park Overlay District properties from those 
normally required in order to preserve equity in the amount of 
buildable area on a lot after application of the 15-foot setback from 
park boundaries required by Section 17.20. 10: Minimum Standards. 
Sites with a side lot line adjacent to parklands that cannot obtain a 
satisfactory modification of setbacks through this procedure may apply 
for a variance to reduce the width of the 15-foot setback from the park 
boundary. In granting requests for modified setbacks, the Planning 
Commission shall make the findings listed below. 

1. 

2. 

3. 

4. 

That the total area of all setbacks is approximately equal to the 
area of the lot that would be contained in setbacks if the 
increased setback from the park established in Section 
17.20.10: Minimum Standards were applied. 

That a minimum width of at least three feet will be maintained 
for the full length of all setbacks. 

That by reducing any setbacks, the proposed structure will not 
interfere with safe access to other properties in the 
neighborhood or otherwise result in damage or injury to the use 
of other adjoining properties. 

That structures proposed for construction within reduced 
setback areas will be compatible with the residential character 
of the neighborhood and will exhibit a human scale without 
excessive building bulk or visual mass. 
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D. 

Division m- Overlay and Community Plan Districts 
Chapter 17.20 

Projects on Irregularly Shaped Lots or Lots Larger Than 8,000 Square 
Feet. On those lots that are irregular in shape or that exceed 8,000 
square feet in area, the Planning Commission shall establish setbacks 
that are appropriate for the property and that are consistent with the 
purposes of the PO district. Where a large lot size creates an 
opportunity to establish significantly increased setbacks from 
adjoining parklands, and the topography or shape of the site allow 
sufficient area to build away from the park, the Planning Commission 
may designate larger setbacks for the property that preserve an open 
space buffer adjacent to the park while providing a reasonable area to 
build elsewhere on the property. 

In designating these setbacks the Commission must adopt the findings 
listed in Section 17 .20.12. B above and the following findings: 

1. That the proposed setbacks afford maximum protection for the 
adjoining parklands for the benefit of the public while still 
accommodating reasonable development of the property. 

2. That the proposed setbacks are designated on an approved plan 
attached to the permit or on a scenic easement for purposes of 
documentation and recordation. 

I Article IV: Beach Overlay District. 

I 
I 
I 
I 
I 
I 

Sections: 

17.20.12 

17.20.13 

17.20.14 
17.20.15 
17.20.16 
17.20.17 

17.20.18 
17.20.19 

Specific Purposes 
Applicability 

Boundaries of the Beach Overlay District 
Coastal Development Permit Required 
Permit Standards 
Application Content- Additional Requirements 
Public Access 
Shoreline Protection 

17.20.20 Regulations Incorporated from Other Titles 

17.20.12 Purpose. 

The purpose of the Beach Overlay District is to provide review standards I applicable to public and private property development located near public 
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beach lands to ensure that proposed development is compatible with the 
public enjoyment of the City's coastal resources and with the California 
Coastal Act. 

17.20.13 Applicability. 

The regulations of this article shall apply in the Beach Overlay. The Beach 
Overlay District is an overlay district, which may be combined with any of 
the other districts specified in the municipal code. The provisions of the 
Beach Overlay District shall be coordinated with the ESHA Overlay District 
whenever a property is located within both overlay districts. The regulations 
of this article shall apply in addition to the regulations of any district with 
which the Beach Overlay District is combined. In the event of any perceived 
conflict between the provisions of this Article and any other provision of 
these regulations, this Article shall control. 

17.20.14 Boundaries of the Beach Overlay District. 

This district shall apply to the entire area from the mean high tide line 
eastward to the limit of all private property fronting on either side of the 
first public road inland from the beach. The specific boundaries of the Beach 
Overlay district are shown schematically on Figures III-11 and III-12. A 
definitive listing of all affected private property is included with each figure. 
All public property within the boundary described above is also included 
within the district. 

17.20.15 Coastal Development Permit Required. 

Unless exempted by Section 17 .52. 6: Development Excluded from Coastal 
Permit Requirements, all new construction, additions, design alterations or 
changes in land use in the Beach Overlay District shall require a use permit 
which shall constitute a Coastal Development Permit, in addition to any 
other permit(s) required by law. Development undertaken pursuant to such a 
permit shall conform to the plans, specifications, terms and conditions 
approved in granting the permit. Notice, hearing and appeal procedures shall 
be established in Chapter 17.52: Permit Procedures and Chapter 17.54: 
Appeals of this Title. 
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I Figure III -11 Carmel Beach District 
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Beach Overlay District: Those building sites that include all or portions of the following lots: 

Block 
Sand and Sea 
Sand Dunes 
NN 
HH 
s 
C-1 

C-2 

Lots 
All 
All 
All even-numbered lots fronting on North San Antonio A venue 
All even-numbered lots fronting on North San Antonio A venue 
2 fronting on San Antonio A venue 
1 fronting on Ocean Avenue; 4, 5, 6, 7, 8, 9, 10, 11 fronting on 
Scenic Road 
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, and 11 fronting on Del Mar Avenue, 
Scenic Road, or City Beach Lands 
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Figure 111-12 Carmel Beach District 

Beach Overlay District: Those building sites that include all or portions of the following lots: 

Block 
A-1 
A-2 
A-3 
A-4 
A-5 
A-6 
B-18 

Lots 
1, 2, 3, 4, 5, 6, 7, 8, 9, and 10 fronting on Scenic Road 
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, and 11 fronting on Scenic Road 
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, and 11 fronting on Scenic Road 
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, and 11 fronting on Scenic Road 
1, 2, 3, 4, 5, and 6 fronting on Scenic Road 
2, 4, 6, 8, 10, 12, and 14 fronting on Scenic Road 
1 
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17.20.16 Permit Standards. 

Division m- Overlay and Community Plan Districts 
Chapter 17.20 

The following standards shall be used by the Planning Commission in 
approving or denying a Coastal Development Permit in the Beach Overlay 
District. No building permit for new construction, additions, exterior 
alterations or change in land use shall be approved unless a Coastal 
Development Permit is approved taking into consideration all of the 
following as may be appropriate to the scope of the project: 

A. View Protection. 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 the surrounding areas, and where 
feasible, to restore and enhance visual quality in visually degraded 
areas, while ensuring the private property owner reasonable 
development of the land. 

B. Location. All proposed construction shall be located and designed to 
avoid conflict with recreational use of any adjacent public property or 
conflict with coastal resources. 

C. Design Compatibility. All proposed construction shall be compatible 
in design with existing buildings in the area for the purpose of 
protecting the neighborhood character. 

D. Access. Potential public right of access shall be reviewed on the 
property and, where appropriate, made a condition in the permit. 

E. Review of City Needs. The property has been reviewed for potential 
acquisition and the review indicated the City has no need to acquire 
the property. 

F. Subdivision Limitations. No further subdivision shall be approved 
within the Beach Overlay District. No lot line adjustments shall be 
approved that would result in a net increase in potential building sites. 

G. Height. All proposed construction shall be limited to a height of 18 
feet above the existing grade or finished grade whichever results in a 
lower height. 

H. Open Space. On sites adjacent to the beach all buildings shall be 
located to preserve maximum open space on the site as viewed from 
the beach. Generally, a setback of at least 15 feet shall be maintained 
along any property line facing the beach. The Planning Commission 
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I. 

J. 

may at its discretion reduce any required rear, side or front yard to 
not less than three feet so as to preserve maximum open space on the 
site adjacent to the beach for public benefit. 

Utilities. All utilities connecting the development to the source in the 
public rights of way shall be placed underground. 

Sewer Services. The property shall be connected to the sanitary sewer 
system upon issuance of the permit. Alternatively, the Planning 
Commission may authorize an area-wide agreement among several 
adjacent properties (executed through no-protest agreements) for 
future connection to the sanitary sewer if the infrastructure for a 
single connection would place an undue burden on a single property 
owner. 

K. Drainage. A drainage system shall be provided for the project to 
prevent undue erosion and excess water running from the site onto the 
beach or endangering coastal protective structures or coastal access 
structures as determined by the Building Official. 

L. Tree Removal. No tree shall be removed within the beach overlay 
district without written approval from the City Forester regardless of 
whether the removal is associated with construction activities. Trees 
on City property shall be trimmed and/ or removed only by City tree 
crews or under the supervision of the City Forester. Removal of dead 
Cypress Trees on City property in this district shall require approval 
by the Forest and Beach Commission. When any construction activity 
is proposed on a site in the beach overlay district, the site design shall 
include a landscaping plan consistent with the provisions of Chapter 
17.34: Landscaping. 

M. Prohibition on Private Development Needing Protection. Proposed 
development of private property shall not be approved where the City 
determines that shoreline protective structures will be necessary to 
protect the new structures at the time of development, or within 100 
years of development. 

N. Public Structures. Stairs, retaining walls, fences, pipelines, and 
similar public or quasi-public facilities located on coastal bluffs shall 
require a Coastal Development Permit. 

0. Setbacks. Private development proposed on ocean-fronting parcels 
shall comply with the setback requirements of the applicable primary 
zoning district, except where a lot line is adjacent to a coastal bluff or 
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Q. 

Division m- Overlay and Community Plan Districts 
Chapter 17.20 

sand dunes, or where public access and/or recreational areas are 
required in compliance with these regulations. Proposed private 
developments shall be set back from the top of the bluff or adjacent 
sand dunes as provided by this subsection. 

1. Bluff Retreat Setback Requirements. New structures shall be set 
back a sufficient distance from any bluff top to be safe from 
bluff erosion for a minimum of 100 years as determined by a 
site-specific geology report, prepared in compliance with 
Section 17 .20.170(B) (Application Content, Geology Report); 
provided that in no case shall the minimum setback be less than 
25 feet. 

2. Use of Bluff Retreat Setbacks. No development except public 
access pathways, restrooms, stairways and associated public 
recreational or infrastructure facilities shall be permitted within 
the bluff retreat setbacks identified in site-specific geologic 
reports. 

3. Dune, Access and Recreational Area Setbacks. Additional bluff 
top and/or dune setbacks may be required in compliance with 
Local Coastal Plan policies to establish a buffer from natural 
sand dune areas, to reduce visual intrusion on adjacent 
recreational areas or to accommodate public access and 
enjoyment of adjacent recreational areas. (See also Section 
17.20.19: Public Access). 

Projects on Irregularly Shaped Lots or Lots Larger Than 8,000 Square 
Feet. On those lots that are irregular in shape or that exceed 8,000 
square feet in area, the Planning Commission shall establish setbacks 
that are appropriate for the property and that are consistent with the 
purposes of the Beach Overlay District. Where a large lot size creates 
an opportunity to establish significantly increased setbacks from 
adjoining beach lands, and the topography or shape of the site allow 
sufficient area to build away from the beach, the Planning 
Commission may designate larger setbacks for the property that 
preserve an open space buffer adjacent to the beach while providing a 
reasonable area to build elsewhere on the property. 

Findings Required. In designating beach overlay district setbacks for 
private property the Commission shall adopt the following findings: 

1. That the combined area contained within all setbacks is at least 
equal to the area of the lot that would be included within 
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2. 

3. 

4. 

5. 

6. 

17.20.17 

setbacks if the special beach setback established in 
17 .20.160(H) were applied (i.e. achieving no net loss of 
setback area). 

That a minimum width of at least three feet will be maintained 
for the full length of all setbacks. 

That by reducing any setbacks the proposed structure will not 
interfere with safe access to other properties in the 
neighborhood or otherwise result in damage or injury to the use 
of other adjoining properties. 

That structures proposed for construction within reduced 
setback areas will be compatible with the residential character 
of the neighborhood and will exhibit a human scale without 
excessive building bulk or visual mass. 

That the proposed setbacks afford maximum protection for the 
adjoining parklands for the benefit of the public while still 
accommodating reasonable development of the property. 

That the proposed setbacks are designated on an approved plan 
attached to the permit or on a scenic easement for purposes of 
documentation and recordation. 

Application Content- Additional Requirements. 

Permit applications for development on ocean-fronting parcels shall include 
the following information where applicable, in addition to all the 
information required by Chapter 17.52: Permit Procedures. 

A. Erosion Control Plan. All development permit applications involving 
substantial alterations to existing buildings or site design, or 
construction of new buildings on ocean-fronting parcels shall include a 
site-specific erosion control plan. The plan shall be prepared by a 
registered engineer qualified in hydrology and soil mechanics, and 
shall ensure that the development will not contribute to the erosion or 
failure of any bluff face, and will eliminate or mitigate any adverse 
impacts on local shoreline sand supply to the maximum extent 
feasible. 

B. Geology Report. A geology report shall be required when structures 
are proposed within an area between the face of the bluff, and a line 
described on the bluff top by the intersection of a plane inclined at a 
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20 degree angle from horizontal, passing through the toe of the bluff 
or cliff, or 50 feet inland from the bluff top, whichever is greater. 

Preparation and Contents of Geology Report. A required geology 
report shall be prepared by a qualified, licensed engineer approved by 
the City, and shall be submitted with the permit application for the 
proposed structure. The report shall consider, describe, and analyze 
the following: 

1. Cliff geometry and site topography, extending the surveying 
work beyond the site as needed to depict unusual geomorphic 
conditions that might affect the site; 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

Historic, current, and foreseeable cliff erosion, including 
investigation of recorded land surveys and tax assessment 
records in addition to the use of historic maps and photographs 
where available, and possible changes in shore configuration 
and sand transport; 

Geologic conditions, including soil, sediment, and rock types 
and characteristics, in addition to structural features such as 
bedding, joints, and faults; 

Evidence of past or potential landslide conditions, the 
implications of such condition for the proposed development, 
and the potential effects of the development on landslide 
activity; 

Impact of construction activity on the stability of the site and 
adjacent area; 

Ground and surface water conditions and variations, including 
hydrologic changes caused by the development (e. g. , 
introduction of sewage, effluent, and irrigation water to the 
groundwater system, alterations to surface drainage, and the 
like); 

Potential erodibility of the site and mitigation measures to be 
used to ensure minimized erosion problems before and after 
construction (i.e., landscape and drainage design); 

Effects of marine erosion on the coastal bluffs; 

Potential effects of seismic forces resulting from a maximum 
credible earthquake; and 
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10. Any other factors that might affect slope or bluff stability. 

17.20.18 Public Access. 

I 
I 
I 
I 

This section establishes requirements for the dedication and improvement of 
public access to, and along the coast, in conjunction with proposed I 
development and new land uses in order to ensure public rights of access to 
the coast are protected as guaranteed by the California Constitution. Coastal 

1 access standards established by this section also satisfy the California 
Coastal Act. 

A. 

B. 

c. 

Protection of Existing Coastal Access. Development may not interfere 
with public rights of access to the sea where the rights were acquired 
through use or legislative authorization. Public access rights may 
include but are not limited to the use of dry sand and rocky beaches to 
the first line of terrestrial vegetation. 

Access Dedication Requirements. Proposed development and new land 
uses located between the ocean and the first public road may be 
required to provide vertical (perpendicular) access from the public 
road to bluff and beach areas, and lateral access along the beach, 
shoreline and bluff tops, where the review authority first makes 
specific findings documenting the need for additional public access on 
and/or through the site, and the relationship of the required dedication 
to the impacts on existing access, or needs for additional access 
created by the project. 

Timing of Access Requirements. The type and extent of access to be 
dedicated, and/or constructed and maintained, as well as the method 
by which its continuing availability for public use is to be guaranteed, 
shall be established at the time of land use permit approval, as 
provided by this Section. 

1. Dedication. Shall occur before issuance of construction permits 
or the start of any construction activity not requiring a permit. 

2. Construction of Improvements. Shall occur at the same time as 
construction of the approved development, unless another time 
is established through conditions of land use permit approval. 

3. Interference with Public Use Prohibited. Following an offer to 
dedicate public access pursuant to this section; the property 
owner shall not interfere with use by the public of the areas 
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subject to the offer before and after acceptance by the 
responsible entity. 

Access Title and Guarantee. Where public coastal accessways are 
required by this Section, approval of a subdivision, or land use permit 
for new development shall require guarantee of the access through 
deed restriction, or dedication of right-of-way or easement. Before 
approval of a land use permit or subdivision, the method and form of 
the access guarantee shall be approved by City Attorney, and shall be 
recorded in the office of the County Recorder, identifying the precise 
location and area to be set aside for public access. The method of 
access guarantee shall be chosen according to the following criteria: 

1. 

2. 

3. 

Deed Restriction. Shall be used only where an owner, 
association or corporation agrees to assume responsibility for 
maintenance of and liability for the public access area, subject 
to approval by the PlaD;Jling Director. 

Grant of Fee Interest or Easement. Shall be used when a public 
agency or private organization approved by the Planning 
Director is willing to assume ownership, maintenance and 
liability for the access. 

Offer of Dedication. Shall be used when no public agency, 
private organization or individual is willing to accept fee 
interest or easement for accessway maintenance and liability. 
These offers shall not be accepted until maintenance 
responsibility and liability is established. 

17.20.19 Shoreline Protection. 

A. Erosion Control. Proposed bluff top development shall be designed 
and constructed to incorporate appropriate erosion control measures, 
in compliance with the City's grading standards. 

B. Drainage Devices. Drainage devices extending over the bluff face 
shall not be permitted if the property can be drained away from the 
bluff face. All new drainage structures shall be constructed so that 
drainage water will not spill over or onto the bluff face. Drain pipes 
shall be allowed only where no other less environmentally damaging 
drain system is feasible, and drain pipes are designed and placed to 
minimize impacts to the bluff face, toe of bluff, and beach. 
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c. 

D. 

Shoreline Protective Structures. Shoreline protective structures limited 
to sea walls, engineered revetments, may be allowed with Coastal 
development permit approval, only when the review authority 
determines that the structure is: 

1. Necessary to protect existing structures, coastal-dependent uses, 
public beaches, public access and beach facilities in danger of 
eroswn; 

2. The least environmentally damaging feasible alternative; 

3. 

4. 

5. 

6. 

Designed to successfully eliminate or mitigate adverse impacts 
on local shoreline and sand supply; 

Designed to avoid significant intertidal or subtidal areas; 

Designed to preserve lateral beach access, where feasible; 

Designed to respect natural land forms and minimize visual 
impact to the extent possible, through means including the use 
of structures, colors and materials that are visually compatible 
to those already established; and 

Structures on Sandy Beach. No permanent structures shall be 
permitted on the dry sandy beach except facilities necessary for public 
health and safety. 

17.20.20 Regulations Incorporated from Other Titles. 

The following regulations apply in the Beach Overlay District. 

A. Riding on Beach. Equestrians are allowed on the beach without 
restriction. 

B. Dogs on Public Beach and Park Land. It is unlawful for the owner or 
person having charge of any dog to permit the dog to run at large on 
any City-owned beach lands or on any City-owned park lands unless 
the owner or person having charge is also present and in control of 
the dog at such time as it is running loose. 

C. Dogs on Scenic Road and The Beach Bluff Pathway. On Scenic Road 
from its eastern property edge to the base of the beach embankment 
between Eighth A venue and the south City limits, all dogs and other 
animals shall be deemed running at large within the meaning of this 
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chapter unless led or restrained by a chain, strap, or cord attached to 
their collars or harness that is actually held by a person or made fast 
to a stationary object. 

Location and Time Limits on Beach Fires. No person, firm, 
corporation or other entity shall build, light, maintain, cause or 
permit to be built, lighted or maintained any open or outdoor fire on 
any public beach designated by the City after the hour of 10:00 p. m. 
No fires shall be permitted at anytime on the slopes leading thereto 
within the City. This prohibition is applicable to all that beach and 
slope area lying west of Scenic Road and south of Ocean A venue to 
the southern City boundary. No fires shall be permitted at any time on 
all that beach and slope area lying west of San Antonio from Ocean 
A venue to the northern City boundary. The prohibition against all 
fires on all the beach that lies at or below the high tide line shall 
extend from 10:00 p. m. on the day it commences until 7:00 a. m. the 
following day. 

Recreational Fires on Carmel Beach. All fires on Carmel Beach shall 
meet the following requirements: 

1. Beach fires shall be used for cooking or warmth and shall be 
located on that part of the City beach property which lies south 
of an extension of the center line of Tenth A venue and west of 
a line reached by the high tide provided that all of the following 
conditions are met: 

a. 

b. 

c. 

d. 

The base of the fire shall be defined as the level at which 
the lowest burnable material or ash is located, and it shall 
be on the beach sand unless the fire is in a hibachi, 
charcoal grill or other like receptacle, in which case the 
base shall be a horizontal plane touched by the lowest 
burning material. 

The burnable material used in the fire shall not extend 
more than two feet above the base of the fire. 

Flames from the fire shall not extend into the air more 
than five feet from the base of the burnable material in 
the fire. 

The longest horizontal straight-line distance through the 
base of the fire shall not exceed four feet. 
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e. Flammable liquids other than charcoal starter shall not be 
used in any manner in connection with starting or 
maintaining the fire. 

f. No fire shall be built, lit, or maintained on any slope or 
within 25 feet of any wall, vegetation or combustible 
material not intended to be used in the fire. 

g. All flammable coals, embers or burning material shall be 
extinguished with sea water by the person or persons 
building, lighting or maintaining the fire prior to said 
person or persons leaving the beach. 

h. The extinguished remains of all fires shall be left exposed 
and not covered with sand. 

1. Building, lighting, maintaining or causing or permitting 
to build light or maintain a fire in violation of any of the 
above conditions shall be an infraction. 

J. Penalties: Any person who shall violate any of the 
provisions of this chapter that necessitates the response 
of the Fire Department shall be guilty of an infraction 
punishable by a fine of not more than $50. 00 per hour or 
portion thereof, not to exceed $500. 00. 

F. Alcohol Prohibited on Public Beaches After 10:00 p. m. No person 
may serve, possess or consume alcoholic beverages of any kind on the 
public beach or slopes leading thereto in the City after the hour of 
10:00 p. m. This prohibition is applicable to the entire beach and 
slope area lying west of San Antonio A venue as it extends to the north 
from Ocean A venue, to the northern City boundary and west of Scenic 
Road, from Ocean A venue to the southern City boundary. This 
prohibition against the possession or consumption of alcoholic 
beverages shall extend from 10:00 p. m. on the day it commences 
until 7:00 a. m. the following day. 

G. Skateboarding on Scenic Road and the Accessways Leading Thereto. 
It is unlawful for any person to ride, use or operate any skateboard, 
belly board, coaster, skatewheeled coaster or similar contrivances upon 
Scenic Road between Eighth A venue and Santa Lucia or upon the 
following accessways leading to Scenic Road from the western edge 
of San Antonio Street: Eighth Avenue, Ninth Avenue, Tenth Avenue, 
Eleventh Avenue, Twelfth Avenue and Thirteenth Avenue. 
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H. Protection of Slopes and Beach Bluffs. It is unlawful to walk over or 
otherwise traverse any slope or area between Scenic Road and the 
beach or any other public area leading to the beach when the City 
Council bas by resolution prohibited walking over or traversing such 
area, and designated specific paths, steps or ways for public access to 
the beach, and signs have been posted at reasonable locations giving 
notice of the prohibition. It is unlawful to climb or walk on shoreline 
revetments, rip-rap or seawalls. 

I. Disturbance of Natural Resources. Without a coastal development 
permit it shall be unlawful to dig and remove any beach sand, whether 
submerged or not, to make any excavation by tool, equipment, 
blasting, or other means or agency, except that this shall not prohibit 
the removal of driftwood or the construction of sand castles or other 
similar sand structures on the beach, utilizing natural materials found 
on the beach. This provision shall not apply to the City's annual sand 
movement program as described in the Shoreline Management Plan 
adopted as part of the certified coastal land use plan. 

J. Driving on Beaches. No person shall drive or operate any vehicle on 
any beach, park, or other property owned by the City except on 
designated roads or parking areas unless such driving or operation is 
for a governmental purpose, emergency rescue work, or necessitated 
by authorized construction work. 

K. Percussion Instruments and Amplified Sound. It is unlawful for any 
person to play percussion instruments on Scenic Road, the pathway, 
or the beach bluff. It is unlawful for any person to use sound 
amplifying equipment on the City Beach without a permit. 

L. Commercial Activity Prohibited on Cannel Beach Lands. It is 
unlawful to conduct sales or undertake commercial activities on 
Carmel Beach, along the bluff, or in Del Mar parking area west of 
Scenic Road. 

M. Beach Parking Restrictions. It is unlawful to park on Scenic Road or 
in the Ocean A venue/Del Mar Parking Lot from midnight until 5:00 
a. m. without a City resident's parking permit. 

N. Hay Bales. It is unlawful to place or leave bay bales on the beach, 
bluffs or on the Beach Bluff Pathway. 
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Article V: Environmentally Sensitive Habitat Area Overlay District. 

Sections: 

17.20.21 
17.20.22 

17.20.21 

Purpose. 
Environmentally Sensitive Habitats. 

Purpose. 

The purpose of this chapter is to provide regulations to protect designated 
environmentally sensitive habitat areas consistent with the City of Carmel
by-the-Sea Local Coastal Program Land Use Plan and the California Coastal 
Act. 

17.20.22 Environmentally Sensitive Habitats. 

A. General. This section sets forth regulations for the protection and 
enhancement of environmentally sensitive habitat areas (ESHAs). 

B. Applicability. The provisions of this Overlay District apply to all new 
development or substantial alteration of existing development 
proposed within designated ESHA or within ESHA buffer areas 
(located within 30 feet of designated ESHA). Sites that are within an 
ESHA or ESHA buffer area, and are subject to these overlay 
regulations, are mapped in the Land Use Plan of the Local Coastal 
Program. 

C. Permits for Development within the ESHA Overlay District. Unless 
exempted by Section 17 .52. 6: Development Excluded from Coastal 
Permit Requirements, all new construction, additions, design 
alterations or changes in land use in the ESHA Overlay District shall 
require a Coastal Development Permit in accordance with the 
provisions of this Title, in addition to any other permit(s) required by 
law. Development undertaken pursuant to such a permit shall conform 
to the plans, specifications, terms and conditions approved in granting 
the permit. Notice, bearing and appeal procedures are established in 
Chapter 17.52: Permit Procedures and Chapter 17.54: Appeals, of 
this Title. 

D. Biological Resources Report. A Coastal Development Permit 
application for development on a site that is subject to this Section 
shall include a biological resources report that complies with the 
following requirements. 
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Qualifications of Preparer. The report shall prepared by 
individuals qualified by education, training, or experience to 
draft these reports in a professional and competent manner, and 
who are on the City's list of consulting biologists. The 
Director, upon receipt of a resume demonstrating an 
individual's special capabilities, may authorize acceptance of 
additional experts. The Director's decision to accept or deny 
consulting biologists shall be final. 

Report Contents. The biological resources report shall: 

a. 

b. 

c. 

d. 

Evaluate the impact that existing and proposed 
development may have on the habitat, including whether 
the existing and proposed development will result in a 
significant disruption of habitat values. The report shall 
identify feasible mitigation measures that protect the 
resource from disturbance or degradation, if such 
mitigation measures exist, and a program for monitoring 
and evaluating the effectiveness of the mitigation 
measures. 

Identify potential significant impacts on the habitat from 
noise, sediment, and other potential disturbances that 
may occur during project construction. 

Verify that proposed setbacks from ESHAs will be 
adequate to protect the ESHA from disturbance or 
degradation or recommend, where applicable, more 
effective setbacks. Setbacks for privately held property in 
Pescadero Canyon shall serve to minimize disruption of 
habitat values while leaving a reasonable minimum area 
for development of a single residential dwelling. 

Recommend performance criteria for re-vegetation of the 
site, including milestones for the reestablishment of 
native vegetation cover in ESHA and EHSA buffer areas 
affected by development. All projects involving an 
increase in lot coverage or tree removal shall be 
conditioned to provide an appropriate number and mix of 
native trees and/ or native shrubs consistent with ESHA 
habitat. 
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E. 

e. 

f. 

Recommend other conditions of approval for habitat 
maintenance and the restoration of damaged habitats. At 
a minimum, other conditions shall include: 

An agreement by the landowner to dedicate and manage 
steep slopes, areas adjacent to riparian resources or areas 
that serve as a buffer for habitat of special status species 
as conserved open space. Vegetation removal and slope 
destabilization from foot traffic should be reduced by 
controlling access, drainage and through appropriate site 
design. 

1. Limitation of site development to avoid direct loss 
or indirect effects on native trees. 

u. A voidance of removal of native vegetation to the 
fullest extent possible. 

iii. Removal of invasive shrub species that can be 
removed without resulting in substantial erosion. 

IV. Prohibition of the use of heavy equipment on intact 
native soils that support native vegetation 
important to the habitat and on steep slopes 
(excavation along slopes shall be conducted by 
hand). 

General Development Standards. 

1. Performance Standards. All development adjacent to or within 
an ESHA shall comply with the following requirements. 

a. New development shall be designed, sited, constructed, 
and maintained so as to not significantly disrupt habitat 
values in the ESHA. 

b. 

c. 

d. 

New development within an ESHA shall be limited to 
uses that are dependent upon the resource. 

Where feasible, damaged habitats shall be restored as a 
condition of development approval. 

Development shall be consistent with the biological 
continuance of the habitat. 
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3. 

4. 

5. 

6. 
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Vegetation Removal. Existing native vegetation in the ESHA 
Overlay District shall not be removed unless authorized through 
coastal development permit approval to accommodate 
construction or to maintain public safety. After construction, 
disturbed areas shall be replanted to provide for the 
reestablishment of native vegetation cover to the degree 
specified by an approved landscaping plan prepared pursuant to 
Chapter 17.34: Landscaping. Existing, non-native invasive 
vegetation growing on private property located in the ESHA or 
within 30 feet of the ESHA shall be removed as part of the 
landscaping plan unless the decision-making body determines 
(a) that vegetation removal would cause unwarranted damage to 
ESHA resources or (b) that the difficulty of removing the 
invasive plants would be an excessive burden given the scope 
and nature of the approved development. 

Exotic Landscaping. Landscaping in areas adjacent to ESHAs 
with exotic plants shall be limited to immediate outdoor living 
space immediately adjacent to the proposed development. 
Invasive non-native plants including but not limited to Pampas 
grass, Acacia, Genista, ivy and non-native iceplants pose a 
threat to indigenous plant communities and shall not be 
approved as part of any proposed landscaping. 

Fencing. Fencing shall not be allowed with ESHAs; fencing 
adjacent to ESHAs shall be restricted to that which will not 
impact public views or the free passage of native wildlife and 
shall employ design and materials determined by the City to be 
compatible with the visual and biological character of the 
habitat. 

Resource Protection During Construction. Habitat areas 
containing vegetation that is essential to the maintenance of the 
habitat and/or rare or endangered plant or animal species shall 
be protected from disturbance by construction activities. 
Temporary wire mesh fencing shall be placed around habitat 
prior to construction, and protected areas shall not be used by 
workers or for the storage of machinery or materials. 
Inspections for compliance shall occur prior to and during 
construction. 

Fertilizer, Herbicide, and Other Chemical Use. The use and 
disposal of any fertilizer, herbicide, or other chemical for 
invasive species removal shall follow the written directions of 
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F. 

the manufacturer, shall comply with all conditions required by 
the City, and shall be accomplished in a manner that will fully 
protect adjacent native vegetation. In no case shall the use of 
fertilizer, herbicide, or other chemical be allowed within 100 

·feet of a riparian habitat. 

Streams and Riparian Vegetation. Development adjacent to a stream 
shall be sited and designed to protect the habitat and shall be 
compatible with the continuance of the habitat. 

1. Limitation on Streambed Alteration. Channelization, dams or 
other substantial alteration of stream channels are limited to: 

2. 

a. Water supply projects, provided that quantity and quality 
of water from streams shall be maintained at levels 
necessary to sustain functional capacity of streams, 
wetlands, estuaries and lakes. 

b. Flood control projects, where such protection is 
necessary for public safety or to protect existing 
commercial or residential structures, when no feasible 
alternative to streambed alteration is available; 

c. Construction of improvements to fish and wildlife 
habitat; and 

d. Maintenance of existing flood control channels. 
Streambed alterations shall not be conducted unless 
consistent with all applicable provisions of the Local 
Coastal Program and these regulations and if applicable, 
permit approval from the California Department of Fish 
and Game, the U. S. Army Corps of Engineers, and 
California State Water Resources Control Board. 

Riparian Setbacks. New development shall be setback from the 
upland edge of riparian vegetation a minimum of 100 feet, 
except as provided in subsection F.2.b., and as follows: 

a. Permitted Uses Within the Setback. Permitted uses are 
limited to passive recreation, educational (interpretive) 
facilities, utility lines, pipelines, drainage and flood 
control facilities, bridges and pedestrian trails, if the City 
first finds that: 
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b. 

1. 

11. 

Division m- Overlay and Community Plan Districts 
Chapter 17.20 

Alternative locations and routes are infeasible or 
more environmentally damaging; and 

Adverse environmental effects are mitigated to the 
maximum extent feasible. 

R.iparian Habitat Setback Adjustment. Coastal 
development permit approval may include the reduction 
of a minimum riparian setback if the City first makes the 
findings required by subsection F.2. a above, and all the 
following findings, provided that in no case shall 
structures be allowed closer than 30 feet from a stream 
bank. 

1. The adjustment is necessary to allow a principal 
permitted use of the property and redesign of the 
proposed development would not allow the use 
with the standard setbacks; and 

n. The adjustment is the minimum that would allow 
for the establishment of a principal permitted use. 

Removal or Alteration of Riparian Vegetation. Proposals for 
the removal or alteration of riparian vegetation shall be set 
forth in the landscaping plan required in Chapter 17.34: 
Landscaping. The removal, cutting or alteration of vegetation 
that protects a riparian habitat shall not be permitted except: 

a. For streambed alterations allowed by Subsection F.l 
above; 

b. Where no feasible alternative exists; 

c. Where an issue of public safety exists; 

d. 

e. 

Minor public works projects, including but not limited to 
utility lines, pipelines, driveways and roads, where the 
Planning Director determines no feasible alternative 
exists; or 

To locate a principally permitted use on an existing lot of 
record where no feasible alternative exists, and the 
review authority first makes all the findings provided in 
subsections F.2.a, and F.2.b above. · 
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G. Required Findings. A coastal development permit on a site that is 
subject to the requirements of this Section may be approved only 
when the review authority first finds that there will be no significant 
negative impact on the sensitive habitat, and the proposed 
development and use will be consistent with the biological continuance 
of the habitat, in addition to all other findings required by these 
regulations for the coastal development permit by Section 17.52.2: 
Development Applications, and Chapter 17.64: Findings Required for 
Permits and Approvals. 

Article VI: Annexed County Lots Overlay District. 

Sections: 

17.20.23 
17.20.24 
17.20.25 

17.20.23 

Purpose. 
Boundaries of C Overlay District. 
Minimum Lot Size. 

Purpose 

The purpose of the Annexed County Lots Overlay District is to regulate 
specific residential lots annexed to the City of Carmel-by-the-Sea with the 
intention that the City would retain minimum lot size requirements for the 
lots that applied prior to annexation. 

17.20.24 Boundaries of C Overlay District. 

Mission Tracts No. I and No. 3 3 lots 7 and 8 

8 lots I through 15 
9 All lots 

Carmel Mission All All 

Walker Tract I All lots 
2 All lots 

R-1-C-10 
Mission Tract No.2 4 lots I 0 through 15 

R-1-C-20 
Walker Tract 3 lots I through 14 

Mission Tract No.2 4 lots 1-9, 16 and 17 
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17.20.25 Minimum Lot Size. 

A number placed after the C designation in the zone name shall specify the 
minimum lot size requirements for lots in the C Overlay District. This 
number shall represent the minimum number of thousands of square feet of 
lot size that must be maintained in the C Overlay District. The following 
designations apply: 

"2f"'#Wf!£P"*"'~ # ;;="=="£PP''~o=P~"~\ 

1~ :~~~x~::~~:~~::~2{1t£_~~f&~ J 
Minimum Lot Size Designation 

6,000 square feet R-1-C-6 

I 0,000 square feet R-1-C-10 

20,000 square feet R-1-C-20 

All standards and regulation of the R-1 District (except for those regulating 
lot size) apply to the C Overlay District. 
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Chapter 17.21 (RESERVED) 
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Chapter 17.22 Community Plan Districts and Specific Plans 

I Sections: 
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17.22.1 
17.22.2 
17.22.3 
17.22.4 
17.22.5 
17.22.6 
17.22.7 
17.22.8 
17.22.9 

17.22.1 

Purposes. 
Land Use Regulations. 
Development Regulations. 
Community Plan. 
Planning Commission and City Council Action. 
Status of Community Plan. 
Status of Specific Plan. 
Zoning Map Designator. 
Zoning Map Designation. 

Purposes. 

In addition to the general purposes listed in Chapter 17.4: Zoning Districts 
Established, the specific purposes of the Community Plan (CP) overlay districts 
are to: 

A. Establish a procedure for the conservation and development of defined 
planning areas within the City. 

B. Ensure orderly and thorough planning and review procedures that will 
result in quality design and conservation of Carmel's natural, cultural 
and historic resources. 

C. Encourage conservation and improvement of community facilities, 
trees and open space. 

D. Encourage coordinated, compatible infill development and affordable 
housing on sites that might otherwise be developed in unrelated 
increments to the detriment of surrounding neighborhoods. 

The City has prepared community plans for specific areas of the City. The 
CP overlay district provides a mechanism for administering these plans by 
requiring that all new construction, alterations and additions conform to the 
policies and standards contained within theses plans following adoption by 
the City. The term "Community Plan (CP)" includes specific plans as 
established by California Gov. Code Sect. 65450 et seq. as well as 
neighborhood plans and conservation plans. 
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17.22.2 Land Use Regulations. 

I 
I 
I 

No use other than an existing use shall be permitted in a CP district except in 

1 accord with an approved Community Plan (CP). Any permitted or conditional 
use authorized by this Title may be included in an approved Community Plan 
( CP), provided that use is consistent with the General Plan land use 

1 designation(s) for land within the CP district. 

17.22.3 Development Regulations. I 
I 
I 
I 

A. Residential Unit Density. The total number of dwelling units in a 
Community Plan (CP) shall not exceed the maximum density permitted 
in any district by the General Plan/Coastal Plan Land Use Plan (LUP) 
for the total area allocated to residential use. 

B. Other Regulations. All regulations prescribed by this title apply, 
except as may be modified by an approved Community Plan (CP). 

17.22.4 Procedure. 

A. Initiation. Rezoning to a Community Plan (CP) District may be I 
initiated by City staff, the Planning Commission or the City Council. 

B. Minimum Area. The minimum area of a CP district shall be 60,000 I 
square feet or 10 lots. Establishment of any community planning area 
shall require adoption of a finding that special buildings, streetscapes, 

1 neighborhood open space areas or site characteristics exist and justify 
including such land within a Community Plan (CP). 

C. Required Plans and Materials. In addition to the information required I 
for a Zoning Map amendment in Chapter 17.52: Permit Procedures, 
an application for CP rezoning shall be accompanied by a Draft 

1 Community Plan (CP) which will be approved by resolutions at the 
same time as the adoption of the ordinance establishing the specific 
CP District. The Community Plan (CP) shall include a text and I 
diagram or diagrams that specify: 

1. 

2. 

The purpose of the Community Plan (CP) and the relationship 
between the Community Plan (CP), the General Plan and Coastal 
Land Use Plan and the underlying zoning district(s). 

The distribution, location and extent of the uses of land, 
including open space, within the area covered by the plan. 
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D. 

E. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 
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Standards and criteria by which development will proceed, and 
standards for conservation, development and utilization of 
natural and historic resources, where applicable. 

Any deviations from the land use regulations for the underlying 
zoning district(s) that establish requirements for permitted, 
conditional, temporary and accessory uses. 

Any deviations from development regulations for the underlying 
zoning district(s) that establish the physical standards for 
development including, but not limited to setbacks, building 
heights, building coverage, landscaping and parking. 

Design criteria for all buildings and structures. 

Plans or criteria for required facilities, infrastructure or other 
improvements. 

If a Community Plan (CP) does not contain sufficient detail to 
allow for subsequent project construction or site improvements 
without further discretionary review, the Community Plan (CP) 
shall identify what additional discretionary review(s) are 
necessary. 

Any other studies including environmental review. 

Review and Approval. A Community Plan (CP) shall be reviewed and 
approved at the same time as consideration of the application for 
reclassification to a CP district. The Planning Commission shall 
consider the proposed plan and rezoning at a noticed public hearing 
and provide the City Council with a recommendation on the proposed 
plan and rezoning application. 

Effective Date and Expiration. A Community Plan (CP) is effective 
thirty (30) days after adoption of the ordinance creating the CP 
district. 

17.22.5 Planning Commission and City Council Action. 

The Planning Commission shall consider an application for reclassification 
to a CP district as prescribed in Chapter 17.62: Reclassifications and 
Amendments, and shall, at the same time, consider the proposed Community 
Plan (CP) accompanying the application. A Commission recommendation to 
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I 

reclassify land to a CP district shall be accompanied by a resolution I 
approving a Draft Community Plan (CP). 

A. Planning Commission Action. A recommendation for rezoning to a 
CP district must be accompanied by a resolution either recommending 
approval or conditional approval of a Community Plan (CP) and 
findings that: 

1. The Community Plan (CP) is consistent with the General Plan, 
the Local Coastal Land Use Plan, adopted Design Guidelines, 
and other applicable policies and is compatible with 
surrounding development; 

2. The Community Plan (CP) will enhance the potential for 
superior community design in comparison with the development 
under the base district regulations that would apply if the plan 
were not approved; 

3. Deviations from the existing district regulations are justified by 
compensating benefits of the Community Plan (CP); and 

4. The Community Plan (CP) has been reviewed and recommended 
for approval or conditional. 

B. City Council Action. After a noticed public hearing, the City Council 
shall approve, modify, or reject the Planning Commission's 
recommendation, provided that a substantive modification not 
previously considered by the Commission shall be referred to the 
Commission for a report. Failure of the Planning Commission to 
report within 40 days after referral or such longer period as may be 
designated by the Council shall be deemed approval of the proposed 
modification by the Commission. 

17.22.6 Status of Community Plan. 

A. A Community Plan (CP) shall be effective on the same date as the 
ordinance creating the CP district. The City Council may impose 
dates and terms upon which a Community Plan (CP) will expire, 
although establishment of expiration dates and terms is not required. 
Expiration of a Community Plan (CP) voids the CP district and causes 
the property to revert to the zoning map designation preceding the 
amendment to the CP district or to a zoning designation approved by 
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the City Council, consistent with the General Plan land use 
designation for the plan area. 

The Planning Commission may, by resolution, amend a Community 
Plan (CP), if it finds the amendment is consistent with the purposes of 
this section and with the ordinance establishing the CP district. 
Amendments to a Community Plan (CP) shall be considered by the 
Planning Commission at a public hearing with notice given as 
prescribed for a use permit in Chapter 17.52: Permit Procedures. The 
decisions of the Commission may be appealed to the City Council 
under the provisions of Chapter 17.54: Appeals. 

17.22.7 Zoning Map Designator. 

Each CP District shall be designated on the Zoning Map by the letters "CP-" 
followed by a number, and a table on the Zoning Map shall show for each 
numbered district the Community Plan (CP) name and a reference to the 
adopting ordinance and the resolution approving the plan. 
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Chapter 17.48 
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Division N- Provisions Applying in All or Several Districts 
Clulpter 17.28 

Chapter 17.28 General Site Regulations and Standards for 
Specific Uses 

Sections: 

17.28.1 

17.28.2 

17.28.3 

Timeshare Projects. 
Noise from Electrical and Mechanical Equipment. 

Regulations Incorporated from Other Titles. 

17.28.1 Timeshare Projects. 

Timeshare projects, programs and occupancies are prohibited uses within all 
of the zoning districts within the City. 

17.28.2 Noise from Electrical and Mechanical Equipment. 

The fixed installation of any electrical or mechanical equipment such as 
generators for electrical power, pumps for hot tubs, swimming pools, 
fountains or wells, heating or air conditioning systems and similar 
equipment shall be located, shrouded, muffled or otherwise treated to 
control noise to protect the use and enjoyment of neighboring properties and 
the public. All such installations shall be limited to a noise emission 
standard of 60 db or 3 db above ambient whichever is greater, as measured 
at the property boundary. Use of electrical power generators shall be limited 
to periods when electrical power from the utility is not available. During 
such periods generators should be run intermittently to the extent practical to 
minimize the disturbance of neighbors. Excessive noise from such 
installations shall be treated as a Class D noise per CMC Chapter 8.56. 

17.28.3 Regulations Incorporated from Other Titles. 

A. 

B. 

Climbing Trees. It is unlawful to climb any tree in those portions of 
public property designated as beach lands, Devendorf Park, and the 
center islands of any street, in such a manner as to injure, impair or 
damage the tree. 

Littering or Depositing of Glass, Metal, Debris, Pine Needles/Tree 
Debris Compostable Refuse, and Other Refuse or Wastes. It is 
unlawful, without a City permit, to throw, deposit, sweep, leave or 
otherwise discard upon any public street, right-of-way, park, beach or 
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other public property anywhere within the City bottles, cans, glass, 
metal, plastic, petroleum substance, paint, paper, dirt, rubbish, waste 
articles or any other similar waste thing or substance whatsoever, 
whether liquid or solid, unless the deposit is made into a container 
specifically provided for that purpose. A fee for the scheduled pickup 
of pine needles/tree debris compostable refuse not exceeding one 
cubic yard per load, per week, shall be established by resolution of 
the City Council which may be amended from time to time 

C. Picnicking and Camping. It is unlawful to picnic, camp, place 
tables, place chairs, eat, hang out things to dry, or do any other act 
connected with human habitation, on any public right-of-way, 
sidewalk area or in any parking area. This prohibition shall not 
prohibit the eating of food items customarily purchased for the 
purpose of eating while walking on the sidewalk, such as ice cream 
cones, and other hand-held, ready-to-eat items sold for consumption 
off the premises, and obtained and consumed incidental to walking or 
some other legal activity. It shall apply to eating when the eating is 
the primary activity. This prohibition does not prohibit the taking of 
picnic supplies and equipment from parked vehicles to the beach or 
other areas specifically designated for eating or picnicking. 

D. Camping on Public Lands. It is unlawful for any person to camp, or 
to place, erect, or maintain any tents, house trailers, mobile homes, 
campers, or any other camping facilities of any kind whatsoever on 
any public property of this City. It is unlawful for any person to sleep 
out of doors on any public property, including City parks and 
beachlands, between the hours of sunset and sunrise. 

E. Burying Garbage or Waste. 

1. 

2. 

It is unlawful for any person to bury waste or other discarded, 
used or leftover substance in any alley, street, road, highway, 
public park or other public property or a public place in the 
City, or upon the beach owned by the City, except waste 
deposited on City property in connection with authorized 
municipal fill operations. 

It is unlawful for any person to bury any garbage, refuse, 
rubbish, waste or any other discarded, used or leftover 
substance in any private property in the City without the 
consent of the owner thereof or after being notified by the 
proper authority of the City that such practice is a menace to 
public health. 
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Division IV - Provisions Applying in All or Several Districts 
Clulpter 17.30 

Chapter 17.30 Demolition of Structures 

Sections: 

17.30.1 

17.30.2 

17.30.1 

Demolition of Structures. 

Conversion or Demolition of Affordable Housing. 

Demolition or Rebuilding of Structures. 

Except when required for the emergency protection of public health or safety 
as determined by the City Administrator in consultation with the Building 
Official, no permit authorizing the demolition or rebuilding of any structure 
or building within any district shall be issued until reviewed by the Planning 
Commission or Design Review Board in accordance with the findings 
established in Section 17.64. 7: Demolition and Conversion of Residential 
Structures (if applicable). No permit for Demolition or Rebuilding shall be 
approved without the concurrent review and approval of replacement 
construction for the site. If the structure or site is identified as an historic 
resource in the Carmel Inventory the Planning Commission shall be the 
decision-making body for the demolition permit and for all related land use, 
design review and environmental review approvals and the processes 
established in Chapter 17.32: Historic Preservation also shall be followed. 
The demolition, rebuilding or relocation of any structure shall require a 
coastal development permit. 

17.30.2 Conversion or Demolition of Affordable Housing. 

The City's jurisdiction and control of the conversion, demolition, or 
rebuilding of affordable housing shall be regulated under the jurisdiction and 
control of the Government Code of the State of California. 
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Division N- Provisions Applying in All or Several Districts 
Chapter 17.32 

Chapter 17.32 Historic Preservation 

Sections: 

17.32.1 Purpose. 

17.32.2 Historic Resources Board. 

17.32.3 Duties and Powers of the Historic Resources Board. 

17.32.4 Eligibility Criteria for the Carmel Inventory. 

17.32.5 
17.32.6 
17.32.7 
17.32.8 
17.32.9 

17.32.10 
17.32.11 
17.32.12 
17.32.13 

17.32.14 
17.32.15 
17.32.16 

17.32.17 

17.32.18 
17.32.19 
17.32.20 
17.32.21 

17.32.22 

17.32.22 

17.32.1 

Alteration of Property. 
Determining Eligibility for the Carmel Inventory. 
Maintaining the Inventory. 
Qualifications of Professional Consultants. 

Carmel Register of Historic Resources. 

Incentives Available to Historic Resources on the Register. 
California Historical Building Code (SHBC). 
Alteration of Historic Resources. 
Design Study, Building Permit or Other Application for 
Alterations of Property. 
Determination of Consistency with the Secretary's Standards. 

Historic Evaluation Process for Minor Alterations. 
Historic Evaluation Process for Major Alterations. 

Approval of Projects that Adversely Impact Historic Resources. 
Appeals. 

Enforcement and Penalties. 

Public Safety Exceptions. 
Maintenance and Upkeep. 

Telecommunications Facilities. 

Definitions. 

Purpose. 

The purpose of the historic preservation ordinance is to establish standards, 
procedures and regulations to promote identification and preservation of 
historic resources including buildings, structures, objects, sites, districts and 
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archaeological resources that represent the unique architectural, cultural, 
historic and prehistoric identity of Carmel-by-the-Sea, by: 

A. Maintaining an inventory of historic resources. 

B. 

c. 
Identifying and protecting archaeological resources. 

Protecting the design character and context of the residential and 
commercial areas by maintenance of an appropriate setting for historic 
resources. 

D. Participating in Federal and State preservation processes and 
programs. 

E. Becoming a certified local government. 

F. Incorporating historic preservation principles into the City's project 
review process. 

G. Avoiding and minimizing potential impacts on historic resources when 
developing and enforcing land use, design review, zoning, fire code, 
environmental review and other City regulations. 

H. Pursuing and supporting the use of appropriate capital, Federal, State 
and local private grants, loans, tax credits and tax relief. 

I. Providing financial, technical and legal assistance programs to 
encourage and assist with rehabilitation and maintenance of historic 
resources. 

17.32.2 Historic Resources Board. 

A. Establishment. There is hereby established in the City a Historic 
Resources Board consisting of five (5) members with powers and 
duties to administer the City's Historic Preservation Program. 
Specific duties, responsibilities and functions of the Board are 
established in Title 17 of this Code. 

B. Board Member Qualifications. 

1. Members of the Board shall have demonstrated interest in and 
knowledge of architectural history, architecture, archaeology, 
anthropology, paleontology, architecture, historic architecture, 
local history or fields related to historic preservation such as 
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c. 

D. 

Division N- Provisions Applying in All or Several Districts 
Chapter 17.32 

construction, planning, geography, landscape architecture, 
urban design, ethnography, fine arts, or real estate. 

2. The Board shall be comprised of three (3) professional 
members, consisting of one member each, from the following 
combined fields: (1) history, architectural history, or urban 
design, (2) architecture or historic architecture, and (3) 
archaeology, anthropology, or paleontology. The remaining two 
(2) public members may represent any of the related historic 
preservation fields noted above. 

3. All members shall be residents and electors of the City, except 
in the event that no resident with the requisite expertise needed 
for a professional member, can be found. In such case one 
professional member appointee may reside outside the City 
limits but within the Sphere of Influence. In any event, a 
majority of the Board shall at all times be composed of 
resident-electors of the City and all public members shall at all 
times be resident-electors. 

4. If professional members with the required expertise cannot be 
found, the City Council may substitute one or more additional 
public members with a demonstrated interesting historic 
preservation. 

Term. 

1. Board members shall serve for a term of four (4) years. Terms 
of the members shall be staggered so that at least one term, but 
no more than two terms, shall expire annually. Appointments 
shall be made, where possible, prior to the beginning of the 
term of office, in order that the new member(s) may become 
familiar with the functions of the Board. 

2. Terms of office for new members shall commence at the 
beginning of the first regular meeting in the month of October. 
Terms of outgoing members shall end simultaneously. 

Board Member Appointment. 

1. Members of the Historic Resources Board shall be nominated 
by the Mayor whose nomination shall be ratified by at least 
three members of the City Council. The City Clerk shall swear 
in the newly appointed members. 
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2. 

3. 

17.32.3 

In the event an appointment cannot be made in a timely manner, 
the City Council with consent of the incumbent, may extend the 
incumbent's term for up to ninety (90) days. Any new appointee 
to a scheduled or unscheduled vacancy shall hold office until 
the expiration date of that position. 

All new members shall serve at the pleasure of the City 
Council. Any member may be removed from the Board upon a 
majority vote of the City Council. 

Duties and Powers of the Historic Resources Board. 

The Historic Resources Board, established in accordance with the provisions 
in Title 2.24, shall have the following duties, powers and responsibilities: 

A. To approve, deny or approve with conditions, Determinations of 
Consistency with the Secretary of Interior's Standards for all major 
alterations involving historic resources. 

B. To approve or deny requests submitted by owners of identified 
historic resources to designate historic resources and thereby place the 
resources on the Carmel Register. 

C. To approve or deny requests to remove resources from the Carmel 
Inventory and/or the Carmel Register. 

D. To advise the Planning Commission and the City Council on 
amendments to the Historic Context Statement, Historic Preservation 
Ordinance and the provisions of the General Plan related to historic 
resources. 

E. To advise the Planning Commission on the adequacy of environmental 
documents involving potential impacts to identified historic resources. 

F. To advise the City Council on proposed Mills Act contracts and 
proposed tax credit applications. 

G. To hear appeals of actions by Staff to approve or deny Determinations 
of Consistency for minor alterations and/or Track One projects 
affecting historic resources. 

H. To hear appeals of any administrative determination that a property is 
not eligible for the Carmel Inventory. 
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I. To develop historic resource interpretive programs that will foster 
greater understanding of, and appreciation for, historic resources. 

17.32.4 Eligibility Criteria for the Carmel Inventory. 

The following types of resources are to be included in the Carmel Inventory: 
individual properties, historic districts, and archeological resources. 
Historic districts may consist of multiple properties that are united 
geographically and located with a defined boundary, or isolated properties 
that do not share a geographic boundary but are united by a common theme 
(also known as a "thematic grouping"). The Director, in coordination with 
qualified professionals shall use the following criteria in making 
determinations on the eligibility of properties for the Carmel Inventory. To 
be eligible for the Carmel Inventory, historic resources: 

A. Should be representative of at least one theme included in the Historic 
Context Statement. 

B. Shall retain substantial integrity. A property may be potentially 
significant under one or more of the above California Register 
criteria, however, if it does not substantially retain integrity, it shall 
not be included in the Inventory or considered an historic resource. 
Integrity (association, feeling, setting location, design, materials and 
workmanship) shall be documented by comparing the existing 
condition of the resource with the original building plans or early 
records, or other substantial evidence (e.g. Sanborn maps, 
architectural files, land records) and/or by physical inspection by a 
qualified professional. 

C. Shall meet at least one of the four criteria for listing in the California 
Register at a national or statewide level of significance (primary 
resource) or at a regional or local level of significance (local 
resource) per CEQA Guidelines Section 15064.5(a)(3): 

1. Is associated with events that have made a significant 
contribution to the broad patterns of local or regional history or 
the cultural heritage of California or the United States; 

2. Is associated with the lives of persons important to local, 
California or National history; 

3. Embodies the distinctive characteristics of a type, period, 
region, or method of construction, or represents the work of a 
master, or possesses high artistic values, or; 
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4. Has yielded, or has the potential to yield, information important 
to the prehistory or history of the local area, California or the 
Nation. 

D. To qualify for the Carmel Inventory, an historic resource eligible 
under California Register criteria #3 (item #3, above) only, should: 

1. 

2. 

3. 

4. 

17.32.5 

Have been designed and/or constructed by an architect, 
designer/builder or contractor whose work has contributed to 
the unique sense of time and place recognized as significant in 
the Historic Context Statement; or 

Have been designed and/ or constructed by a previously 
unrecognized architect, designer/builder or contractor if there is 
substantial, factual evidence that the architect, designer/builder 
or contractor contributed to one or more of the historic contexts 
of the City to an extent consistent with other architects, 
designer/builders or contractors identified within the Historic 
Context Statement; or 

Be a good example of an architectural style or type of 
construction recognized as significant in the Historic Context 
Statement; or 

Display a rare style or type for which special consideration 
should be given. Properties that display particularly rare 
architectural styles and vernacular/utilitarian types shall be 
given special consideration due to their particularly unusual 
qualities. Such rare examples, which contribute to diversity in 
the community, need not have been designed by known 
architects, design/builders or contractors. Rather, rare styles 
and types that contribute to Carmel's unique sense of time and 
place shall be deemed significant. 

Alteration of Property. 

A. It shall be unlawful for any person, corporation, association, 
partnership or other legal entity to directly or indirectly alter, 
remodel, demolish, grade, relocate, reconstruct or restore any 
property without first determining if the property is eligible for the 
Inventory. 

B. No application for property development shall be deemed complete 
unless it includes an Administrative Determination that the property is 
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either eligible or ineligible for the Carmel Inventory. For properties 
where eligibility has not yet been established, the Department shall 
initiate the process for determining eligibility upon the filing of any 
application for property development. 

C. A property owner may request a determination of eligibility prior to 
the filing of a development application by submitting a written request 
to the Department. The Department shall establish the required 
content and form of such requests and/or applications. 

17.32.6 Determining Eligibility for the Carmel Inventory. 

A. Historic Context Statement. 

1. The City shall maintain an Historic Context Statement. 

2. The purpose of the Historic Context Statement is to establish a 
baseline of information against which the potential historic 
significance of a property is evaluated. "The significance of a 
historic property can be judged and explained only when it is 
evaluated within its historic context. Historic contexts are those 
patterns or trends in history by which a specific occurrence, 
property, or site is understood and its meaning (and ultimately 
its significance) within history or prehistory is made clear." 
(National Register Bulletin: "How to Apply the National 
Register Criteria For Evaluation," p. 7). However, exclusion of 
a resource type from the context statement shall not preclude a 
finding of historical significance by a qualified professional. 

3. Staff may, as part of any updates to the Historic Context 
Statement, require that a reconnaissance survey be conducted 
by a qualified professional. 

B. Initial Assessment of Historic Significance. 

1. Upon the filing of a preliminary site assessment application, 
development application, property owner request for 
determination or as initiated by the Department, an initial 
assessment of historic significance shall be conducted to 
determine whether the property may have historic resource 
potential sufficient to warrant conducting an intensive survey. 

2. The initial assessment shall include a records search and site 
visit. The records search shall include a review of building 
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permits and plans in the City's or County's files, in order to 
determine the age and degree of prior modification to the 
property. The records search shall also identify whether or not 
the property is located within the boundaries of any 
Archaeological Overlay District or Historic District, or was 
previously included in the Carmel Inventory or Carmel 
Register. During the site visit, Staff shall examine the exterior 
of the building or structure and it's setting in order to determine 
whether sufficient integrity remains to warrant additional 
survey work. At Staff's option, the initial assessment may be 
performed by a qualified professional retained by the City. 

3. If, based on the initial assessment, the property is determined to 
be ineligible for the Inventory, is outside the Archaeological 
Overlay Zone, and no evidence of archaeological resources is 
present, then no further action is required and the Department 
shall issue a finding of ineligibility. All determinations of 
ineligibility shall be provided to anyone who has requested a 
copy of such determinations and shall be transmitted to 
members of the Historic Resources Board before a project is 
calendared for design review. Determinations of ineligibility 
made by the Department may be appealed to the Board as 
established in section 17 .32.18. 

4. If the property appears to meet the criteria for the Inventory, 
the Department shall order that an intensive survey of the 
property be conducted. All intensive surveys shall be performed 
by a qualified professional under contract to the City. 

5. If, based on the initial assessment, a definitive determination of 
eligibility or ineligibility cannot be made, the Department shall 
require an intensive survey by a qualified professional. 

C. Intensive Survey. 

1. If an intensive survey is required it shall include a review of 
original research outlining the details of the property's history, 
a determination of the relationship of the property to the 
Historic Context Statement, and a finding as to whether or not 
the property meets the criteria for inclusion in the Inventory. 
All properties determined to be historic shall be documented on 
a standardized inventory form as established by the State Office 
of Historic Preservation and shall become part of the Carmel 
Inventory after an Administrative Determination. 
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If the intensive survey determines that the property is ineligible 
for the Inventory, then no further action is required and the 
Department shall issue a finding of ineligibility. All findings of 
ineligibility shall be provided to anyone who has requested a 
copy of such findings and shall be transmitted to members of 
the Historic Resources Board before a project is submitted to 
the Planning Commission. Determinations of ineligibility made 
by the Department may be appealed to the Board as established 
in Section 17 .32.18. 

If the intensive survey determines that the property qualifies as 
an historic resource and is therefore eligible for the inventory, 
the survey also shall specify whether the property is a local 
resource or a primary resource. 

a. Primary Resources include: 

1. Resources previously listed m the National 
Register at the national or statewide level of 
significance. 

11. Resources formally determined by the Keeper of 
the National Register or by SHPO as eligible for 
listing in the National Register at the national or 
statewide level of significance. 

111. Resources identified in the survey as eligible for 
listing in the National Register at the national or 
statewide level of significance. 

b. Local Resources include Resources identified in the 
survey as eligible for listing in the California Register 
and/or for listing in the National Register at less than 
statewide level of significance. 

1. Regionally significant shall mean resources that 
are important to the history and development of the 
Monterey Peninsula. 

11. Locally significant shall mean resources that are 
only important to the history and development of 
the City. 
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4. The intensive survey shall identify to the degree practicable: 

a. Primary, contributing, component and non-contributing 
features or resources. 

b. Aspects of the setting important to retaining the qualities 
that make the property historically significant. 

D. If the property is (1) located within the Archaeological Overlay 
District or (2) is located within a Commercial or R-4 District, or (3) 
Staff determines that the site may potentially contain archaeological 
resources, and the project involves excavation or grading then the 
Department shall order that a Phase 1 Report (survey) of the property 
be conducted by a qualified professional to evaluate the potential for 
archaeological resources to be present on the property. All reports 
shall follow the Archeological Resources Management Report 
(ARMR) format. 

1. Phase I Report: Archaeological Survey. A Phase I survey and 
report shall be prepared by a qualified professional and shall 
include a records search from the Northwest Regional 
Information Center, documentation of an on-site survey, 
archival research on the history of the property. Native 
American consultation(s) may also be appropriate. As part of 
the Phase I survey process, the Department may require 
preparation of a California Archaeological Inventory form 
(DPR 422A) and/or a California Archaeological Isolated 
Artifact form (DPR 422H). If the Phase 1 Report concludes that 
the property clearly does not contain archaeological resources, 
then no further action or mitigation is required and the 
Department shall issue a finding of ineligibility for the 
Inventory. 

2. Phase II Report: Testing. If the Phase 1 Report concludes that 
the property does or may contain archeological resources, then 
a Phase II Report shall be prepared by a qualified professional 
in order to identify appropriate mitigation measures (e.g. 
monitoring, avoidance, capping, documentation, recovery, 
etc.). 

3. Phase III Report: Recovery. If the Phase II Report concludes 
that recovery is the appropriate mitigation then a Phase III 
Report shall be prepared by a qualified professional. 
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A copy of each Archaeological Resources Management Report 
shall be forwarded to the Northwest Regional Information 
Center. The City shall keep confidential the specific location of 
archeological resources, where appropriate. A copy of any 
Archaeological Resources Management Report that does not 
identify the specific location of the resource on the prope~ty 
may be made public by the City. 

Archaeological reports shall be conducted under contract to the 
City, at the property owner's expense. The property owner 
shall provide access to the site and interior of any building or 
structure thereupon at a mutually agreed time. All recovered 
artifacts shall become the property of the City for use in 
research, interpretation and/or transmittal to appropriate 
agencies. 

Maintaining the Inventory. 

A. Eligibility for the Carmel Inventory shall be established in 
conformance with the criteria and procedures in Sections 17.32.4: 
Eligibility Criteria for the Carmel Inventory, and 17.32.6: 
Determining Eligibility for the Carmel Inventory. Properties 
determined to be eligible shall become part of the Inventory upon 
completion of an inventory form documenting the resource and 
issuance of a finding by the Department that the property meets the 
criteria for historic resources. 

B. Resources included in the Inventory shall be considered historic 
resources for purposes of CEQA. 

C. Consistent with Public Resources Code Section 5029, Staff shall 
within 90 days submit to the County Recorder for recordation, and the 
County Recorder shall record, the Administrative Determination that · 
the property is an historic resource and document inclusion of the 
resource in the Carmel Inventory. 

1. The resolution shall include the name of the current property 
owner, the designating entity (Department), the specific 
historical resources designation (Inventory), and a legal 
description of the property. 

2. A copy of the recorded resolution shall be mailed to the 
property owner. 
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D. 

3. The inclusion of a property in the Inventory is not subject to 
appeal. Property owners that dispute the historic significance of 
their property shall follow the procedures for removal of a 
resource from the Inventory. 

Removal of Resources from Inventory. 

1. A property owner of a resource included in the Inventory may 
apply to the City to have the resource removed from the 
Inventory. 

2. An Historic Resource in the Carmel Inventory shall be 
presumed historically significant and shall not be removed 
unless substantial evidence demonstrates that it is not an 
historic resource. Any decision to remove a resource from the 
Inventory shall require a public hearing by the Board. 
Substantial evidence shall include, but is not limited to: 

3. 

a. An intensive survey prepared by a qualified professional 
under contract to the City re-evaluating whether the 
property is eligible for the Carmel Inventory. If the new 
intensive survey provides substantial evidence that the 
property does not meet the historic resource criteria and 
recommends removal from the Inventory, the survey 
shall document why prior survey documentation 
affirming that the property met the criteria for inclusion 
in the Inventory was inaccurate or inappropriate or 
otherwise is no longer valid. 

b. A finding supported by substantial evidence that any loss 
of integrity, from the level of integrity documented in 
prior survey(s), was not the result of unapproved 
alterations, neglect or property nuisance as established in 
CMC 8.64.010. If any documented losses of integrity are 
found to be due to unapproved alterations, neglect or 
property nuisance, the property owner shall be subject to 
the enforcement actions of this Chapter. 

The removal of a resource from the Inventory shall require 
Board approval. Board actions regarding removal of a resource 
from the Inventory (approvals or denials), may be appealed to 
the City Council. 
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4. If the. final action on the application is to approve removal, 
Staff shall within 90 days submit to the County Recorder for 
recordation, and the County Recorder shall record the 
administrative determination by the Department specifying that 
the property is not an historic resource and has been removed 
from the Inventory. 

5. 

17.32.8 

a. The resolution shall include the name of the current 
property owner, the designating entity, the specific 
historical resources designation (Inventory), and a legal 
description of the property. 

b. A copy of the recorded resolution shall be mailed to the 
property owner. 

Resources removed from the Inventory shall not be considered 
historic resources for purposes of the California Environmental 
Quality Act upon final City approval of the removal. 

Qualifications of Professional Consultants. 

A. City List of Pre-Approved Professional Consultants. The City shall 
maintain a list of pre-approved qualified professionals capable of 
performing surveys, evaluating projects for consistency with the 
Secretary's Standards, assisting Staff with the preparation of 
Determinations of Consistency, evaluating the impact of projects on 
historic resources and developing mitigation measures, evaluating 
compliance with the State Historic Building Code, and preparing 
Historic Context Statement updates. 

B. Work to Be Done Under City Contract. The work of the qualified 
professionals shall be conducted under contract to the City. If the 
need for the work is the result of an application, the work shall be 
performed at the applicant's expense. If the work is the result of a 
City project, the work shall be performed at the City's expense. 

C. Conflicts of Interest. 

1. The qualified professional shall not have performed work under 
contract to the applicant for a period of one year prior to 
authorization to proceed with the work effort by the City. 
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2. 

17.32.9 

Any additional work performed by the qualified professional 
related to the subject application shall be performed under 
contract to the City. 

Carmel Register of Historic Resources. 

The City shall maintain a Register of Historic Resources designated by the 
City for public recognition and benefits. Only identified historic resources 
included in the Carmel Inventory are eligible for the Register. 

A. Individual Resources. 

1. Resources, identified as significant at a State or National level 
in the Inventory, shall be automatically listed in the Register. 

2. Resources, identified as significant at a local or regional level 
in the Inventory, shall be eligible for listing in the Register only 
at the request of the property owner. Listing of a local resource 
in the Register shall be subject to approval by the Board. 

3. All historic resources previously designated for listing under 
prior City Ordinances shall remain on the Register except as 
provided in section 17 .32.9.C. 

B. Historic Districts. 

1. Historic districts may be considered for inclusion in the Carmel 
Register at the request of a property owner or the City if the 
district meets the criteria for inclusion in the Carmel Inventory.
The City shall notify owners of contributing properties within 
the proposed historic district of the request for consideration of 
listing and shall provide owners an opportunity and time frame 
in which to file a notice of objection to listing. Such objection 
shall take the form of a notarized letter certifying that ( 1) the 
party is the sole or partial owner of a contributing resource and 
(2) the party objects to listing on the Register. No action on 
listing of a historic district in the Register shall be taken if 
owners of more than 50% of the contributing resources within 
the district file an objection to listing. 

C. Resources Not Currently in the Inventory. 

1. A property not previously surveyed, or a property previously 
surveyed but not included in the Inventory, may be evaluated or 
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2. 

3. 

4. 
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re-evaluated to determine if it is eligible for the Register at the 
property owner's request. 

In order to determine eligibility, the initial assessment and 
survey requirements of sections 17.32.4 shall be followed. 

The property owner shall request in writing that the Department 
initiate an historic assessment of the property. 

Upon completion of the survey the Department shall determine 
whether the property meets the criteria as an historic resource 
and is therefore included on the Carmel Inventory, consistent 
with Section 17.32.4: Eligibility Criteria for Carmel Inventory 
and Section 17.32.6: Determining Eligibility for the Carmel 
Inventory. Properties that are determined not to be historic 
shall not be eligible for the Inventory or the Register. 

a. 

b. 

Resources that qualify as primary resources shall be 
automatically listed in the Register. 

Resources determined to be local resources shall be listed 
in the Register, subject to Board approval. 

Notification of Property Owners 

1. Consistent with Public Resources Code Section 5029, Staff 
shall within ninety (90) days submit to the County Recorder for 
recordation, and the County Recorder shall record, a certified 
resolution by the Department establishing the listing in the 
Register. 

a. The resolution shall include the name of the current 
property owner, the designating entity (Department), the 
specific historical resources designation (Inventory), and 
a legal description of the property. 

b. A copy of the recorded resolution shall be mailed to the 
property owner. 

Removal of Resources from the Register; 

1. Primary Resources. A primary resource shall not be removed 
from the Register unless it has been previously removed from 
the Inventory. The removal of a primary resource from the 
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Register shall be subject to Board approval and may occur 
concurrent with removal from the Inventory. 

2. Local Resources. A local resource may be removed from the 
Register at the request of the property owner. The removal of a 
resource from the Register shall be subject to Board approval. 

3. Appeals. Board actions regarding removal of a resource from 
the Register (approvals or denials), may be appealed to the City 
Council. 

4. 

5. 

17.32.10 

Following final action approving removal, Staff shall within 90 
days submit to the County Recorder for recordation, and the 
County Recorder shall record, a certified resolution by the 
Department specifying that the property has been removed from 
the Register. 

a. The resolution shall include the name of the current 
property owner, the designating entity (Department), the 
specific historical resources designation (Inventory), and 
a legal description of the property. 

b. A copy of the recorded resolution shall be mailed to the 
property owner. 

To the extent feasible, as determined by the Board, benefits 
received as a consequence of listing on the Register shall be 
removed, terminated or returned to the City as appropriate to 
the nature of the benefit. 

Benefits Available to Historic Resources on the Register. 

The Board is authorized to develop and implement preservation incentive 
programs that are consistent with this Chapter. The following preservation 
incentives are available to owners of resources listed in the Carmel Register: 

A. Historic Plaque Program. Historic Resources listed on the Carmel 
Register shall be provided with a brass plaque suitable for mounting 
on or near the resource. The plaque shall include the name of the 
resource, the date of construction, the City seal and other information 
appropriate for the resource as determined by the Board. In 
developing this program the Board shall establish criteria for uniform 
design, content and location. 
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Mills Act Historical Property Contracts. 

1. 

2. 

3. 

4. 

Purpose. A Mills Act Contract under State law is an agreement 
between the City of Carmel and a property owner of an historic 
building listed on the Carmel Register. The property owner 
benefits from a reduction in property taxes, and the City is 
assured that the historic building is rehabilitated, maintained 
and preserved. All Mills Act contracts shall be established, 
processed and approved in conformance with California law. 

Applicability. Properties in the R-1 District that have been, and 
will be, preserved in their historic size, form and design 
without significant alterations or additions are eligible for Mills 
Act contracts. Mills Act contracts for properties in the R-4 and 
Commercial Districts shall be limited to those creating new 
low, very low or moderate income housing through conversion 
of existing floor space occupied by market-rate housing or 
occupied by nonresidential uses. Properties that are not 
currently on the Register shall not be eligible for a Mills Act 
contract with the City. 

Term of Contract. All Mills Act Contracts shall have a term of 
ten years and one year shall be added to this term annually 
upon each anniversary date of the contract unless one or both 
parties have taken action to terminate the contract. The City 
Administrator shall be authorized to initiate contract 
termination on behalf of the City based on recommendations of 
the Department. The Contract rights and obligations are binding 
upon all successive owners of the property during the life of the 
Contract. The property retains the lower Mills Act tax rate 
when the property is sold. To end a contract, either party may 
submit a Notice of Non-Renewal to the other party. Such 
Notices shall cause the Contract to terminate at the end of the 
then-current ten-year contract period. Cancellation of a 
Contract by the City due to non-compliance requires a public 
hearing and, if cancelled, results in the immediate termination 
of the Contract and a penalty equal to 12.5% of the assessed 
market value of the property. 

Contract Requirements. The contract will require that the 
historic elements of the property are maintained in good 
condition. This will include a plan for maintenance and may 
include a program to restore deteriorated elements. All 
recipients of Mills Act Contracts are required to implement a 
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5. 

6. 

maintenance plan prepared by a qualified professional and to 
submit an annual report to the Department specifying all work 
that has been done to maintain and preserve the historic 
resource over the year in compliance with the approved 
maintenance plan. All maintenance work shall be completed in 
conformance with the Secretary of Interior Standards for 
Rehabilitation. All Mills Act contracts shall specify that the 
maintenance plan shall be updated at least every ten years by a 
qualified professional and approved by both parties. 

Applications. 

a. Staff shall make available appropriate Mills Act 
application materials. Applications for contracts that will 
commence in the following calendar year shall be 
submitted no later than 30 June of each year. This annual 
schedule provides sufficient time from receipt of 
application materials for a recommendation by the Board, 
the City Council to approve and the City Clerk to cause 
to be recorded approved contracts within the calendar 
year in which application materials are received. The 
contract term would begin January 1 of the year 
following the application. 

b. The following materials are required for a complete 
application: 

1. A completed application form and all filing fees as 
established by Resolution of the City Council 

11. A full legal description of the property attached 
and labeled "Exhibit A" 

111. A maintenance plan for the historic resource 
prepared by a qualified professional together with 
a cost estimate of the work to be done attached and 
labeled as "Exhibit B". 

1v. Photos of the exterior of the property attached as 
"Exhibit C" . 

Review Process. 

a. Upon submittal of a complete application, Staff will 
prepare a Staff report for review by the Board. The 
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Board shall consider each application for a Mills Act 
contract and make recommendations to the City Council 
to approve, approve with conditions or deny the 
application. 

The City Council shall, in a public hearing, consider 
recommendations from the Board and resolve to approve, 
approve with conditions, or deny the proposed contract 
with sufficient time for action by the City Clerk so that 
recordation of approved contracts occurs prior to 
December 31 of the year in which the application is 
received. 

To grant approval of a Mills Act Contract the Board and 
City Council shall make all of the following findings: 

1. The building is designated as an historic resource 
by the City and is listed on the Carmel Register. 

11. The proposed maintenance plan is appropriate in 
scope and sufficient in detail to guide long-term 
maintenance. 

111. Alterations to the historic resource have been in 
the past, and will continue to be in the future, 
limited to interior work and to exterior 
rehabilitation and alterations that: 

1) 

2) 

3) 

4) 

5) 

Comply with the Secretary's Standards, and 
do not affect the basic form and design of 
the original historic resource, and 

Do not affect any primary elevation, and 

Do not or alter, damage or diminish any 
character defining feature, and 

Do not increase floor area on the property 
by more than 15% beyond the amount 
established in the documented original or 
historic design of the resource, and 

Do not result in any second story addition to 
a single-story historic resource, and 
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c. 

D. 

E. 

IV. 

6) Meets all zoning standards applicable to the 
location of the property. 

The Mills Act Contract will aid in offsetting the 
costs of rehabilitating and/or maintaining the 
historic resource and/or will offset potential losses 
of income that might otherwise be achieved on the 
property. 

v. Approval of the Mills Act Contract will represent 
an equitable balance of public and private interests 
and will not result in substantial adverse financial 
impact on the City. 

d. Upon approval of a Contract by the City Council, the 
City Clerk shall transmit the contract, with the 
appropriate fee, to the County Recorder's Office. The 
property owner is responsible for all filing fees. After 
recordation, the recorded Contract shall be transmitted to 
the County Assessor. The Assessor calculates the exact 
tax savings. Property owners are required to report to the 
State Office of Historic Preservation that a Mills Act 
Contract has been completed. 

Parking Reductions. On-site parking requirements for any continued 
occupancy, change, or intensification in use for any Register-listed 
resources may be waived by the Board. In granting such waivers, the 
Board may establish that the number of parking spaces required shall 
be the same as the number of spaces that exist on the property as of 
the effective date of listing in the Register. 

Nonconformities. Existing structural nonconformities associated with 
a historic resource listed on the Register (e.g. setback encroachments, 
excess height or insufficient parking, etc.) that are essential to 
maintaining the integrity of the resource shall be treated as 
conforming for the purposes of applying Sections 17.36.3 and 
17 .36.4, in the review of maintenance, repair, alterations and 
additions. Design nonconformities shall be expanded or created only 
when this is found necessary to achieve consistency with the 
Secretary's standards. 

Tax Credits for Commercial Properties. Commercial properties 
listed on the Carmel Register and the National Register may be 
eligible for federal rehabilitation tax credits. 
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Fee Reductions. When a property on the Register is rehabilitated in 
conformance with the Secretary's Standards, the City will reduce the 
building permit fee, applicable to the specific area of the 
rehabilitation, by 25%. 

17.32.11 California Historical Building Code (SHBC). 

A. 

B. 

The SHBC provides alternative regulations for the rehabilitation, 
preservation, restoration, or relocation of qualified historical 
buildings or properties. Resources in the Inventory shall be treated as 
qualified historical buildings or properties. 

The SHBC shall be used for any resource in the Inventory. 

17.32.12 Alteration of Historic Resources. 

A. It shall be unlawful for any person, corporation, associatiOn, 
partnership or other legal entity to directly or indirectly alter, 
remodel, demolish, grade, relocate, reconstruct or restore any historic 
resource without first obtaining a Determination of Consistency with 
the Secretary's Standards, complying with the requirements of the 
CEQA, and obtaining a building permit or other applicable permit 
from the City. 

B. Nothing in this Chapter shall be construed to prevent the ordinary 
maintenance or repair of any exterior improvement or any exterior 
architectural feature in or on any historic resource that does not 
involve a change in design, materials, or external appearance thereof, 
nor does this Chapter prevent the alteration, restoration, demolition, 
removal, or relocation of any such improvement or architectural 
feature when the Department certifies to the Board that such action is 
required for the public safety due to an unsafe or dangerous condition 
and cannot be remedied under the California Historical Building 
Code. 

C. Duty to Keep in Good Repair. The owner, occupant or any other 
person in actual charge of a historic resource shall keep in good repair 
the exterior portions of all such buildings, structures, or 
improvements, and all interior portions thereof whose maintenance is 
necessary to prevent the deterioration and decay of any exterior 
improvement or exterior architectural features. 
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D. Alterations, relocations or demolitions, which are the subject of a tax 
credit certification application shall be submitted to the Board for 
informational purposes. The Board shall have the option to submit 
comments on the application to the appropriate state or federal 
reviewing agency. 

17.32.13 Design Study, Building Permit or Other Application for 
Alteration of Property. 

A. Upon submittal of a design study, building permit or other application 
for alteration of the property, the City shall determine if the subject 
property contains historic resources and is therefore eligible for the 
Carmel Inventory of Historic Resources. 

B. 

1. Properties that are already known to contain historic resources 
are included in the Inventory. 

2. Properties that are known not to contain historic resources are 
those that have been subject to an initial assessment or survey 
and received a finding of ineligibility pursuant to this chapter. 
A finding of ineligibility issued by the Department within five 
(5) years of the date of the application shall constitute a 
showing that the property is not an historic resource. The 
Department, shall have the discretion to accept findings of 
ineligibility that are older than five (5) years, if there have been 
no changes to the Historic Context Statement or other 
demonstrated changes in circumstance that are applicable to the 
subject property. 

3. If a property is not included in the Inventory and has not been 
subject to a previous site assessment or survey, the City shall 
require that the procedures for the identification of historic 
resources be followed, prior to determining whether a 
Determination of Consistency, pursuant to this chapter, is 
required for the project. 

If the applicant has applied for, but has not completed the process of 
eligibility determination, the applicant may request that the property 
be treated as eligible for purposes of expediting the application 
review. 
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C. No application shall be deemed complete without either documentation 
of eligibility (inclusion in the Inventory) or ineligibility (finding of 
ineligibility). 

D. If it is determined that the subject property contains historic 
resources, the applicant shall be required to obtain a Determination of 
Consistency with the Secretary of the Interior Standards for the 
Treatment of Historic Properties as part of the project review process. 

17.32.14 Determination of Consistency with the Secretary's 
Standards. 

A. All major and minor alterations to historic resources shall require a 
Determination of Consistency with the Secretary's Standards. The 
Department shall make Consistency Determinations for minor 
projects. Staff may retain a qualified professional to assist in making 
the Determination. Consistency Determinations for major alterations 
shall require an evaluation by a qualified professional and review and 
approval by the Board. Qualified professionals retained by the City to 
evaluate proposed alterations to historic resources shall be at the 
applicant's expense. 

B. The Department shall determine whether the proposed project 
constitutes a minor or major alteration. 

17.32.15 Historic Evaluation Process for Minor Alterations. 

A. For the purposes of evaluating alterations to historic resources the 
following shall constitute minor alterations: 

1. 

2. 

3. 

4. 

Any alteration that is not a major alteration. 

In kind replacement of severely deteriorated component 
features. 

Electrical and or plumbing work within buildings, limited to 
upgrading or in-kind replacement, with the exception of historic 
fixtures that shall be repaired. 

Installation of mechanical equipment within a building, that 
does not affect the exterior of the building, visible elements of 
the interior, or require installation of new duct work throughout 
the interior. 
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B. 

c. 

5. Repair or partial replacement of porches, cornices, exterior 
siding, doors, balustrades, stairs, or other trim when the repair 
or replacement is done in-kind to match existing material and 
form; 

6. Replacement of severely damaged or deteriorated windows 
when the replacement is done in-kind to match the existing 
materials and form. 

7. Replacement of window panes in-kind or with double or triple 
glazing so long as the glazing is clear and untinted and the 
window does not alter the existing window material and form. 
The replacement of existing archaic or decorative glass is not 
included in this exclusion. 

8. Repair or replacement of roofing, gutters and downspouts when 
replacement is done in-kind to match existing materials and 
form. 

9. Repair or replacement of roadways, driveways and walkways 
when work is done in-kind to match existing material and form. 

10. Repair or replacement of fencing and freestanding exterior 
walls when work is done in-kind to match existing materials 
and form. 

11. Repair or replacement of signs or awnings when work is done 
in-kind to match existing materials and form. 

12. Repair or replacement of interior stairs when work is done in-
kind to match existing materials and form. 

Repair of interior walls including plaster and dry wall to match 
existing walls, this can include the repair of interior cracks up to one 
inch wide. 

Temporary bracing or shoring as part of stabilization. 

1. 

2. 

Anchoring of masonry walls to floor systems so long as anchors 
are embedded and concealed from exterior view. 

Reconstruction or repair of parapets, chimneys, and cornices to 
match existing in all material and visual aspects. Bracing and 
reinforcing of chimneys and fireplaces as long as bracing and 
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reinforcing are either concealed from exterior view or 
removable in the future. 

Stabilization of foundations and the addition of foundation 
bolts. 

The installation of the following seismic upgrades provided that 
such upgrades are not visible on the exterior or within character 
defining historic interiors: cross bracing on pier and post 
foundations; metal fasteners; collar ties; gussets; tie downs; 
strapping and anchoring of mechanical, electrical or plumbing 
equipment; installation of plywood diaphragms beneath first 
floor joists, above top floor ceiling rafters and on roofs; and the 
addition of seismic automatic gas shut off valves. 

Installation of temporary, reversible barriers such as chain link 
fences, and polyethylene sheeting or tarps. 

Staff shall issue a Determination of Consistency for minor alterations 
that comply with the Secretary's Standards. Staff may prepare and 
process a Categorical Exemption under the proposed alteration. The 
Department shall then cause the processing of the permit application 
to continue pursuant to standard City practices. Minor alterations that 
are found not to comply with the Secretary's Standards shall be 
considered and processed as major alterations requiring an evaluation 
by a qualified professional and final action by the Board. 

17.32.16 Historic Evaluation Process for Major Alterations. 

A. For the purposes of evaluating alterations to historic resources the 
following shall constitute major alterations: 

1. 

2. 

3. 

4. 

5. 

Any minor alteration not in compliance with the Secretary's 
Standards 

Substantial alterations as defined in Section 17. 70.2. 

Additions exceeding 2% of existing floor area or volume 

Rebuilds as defined in Section 17. 70.2. 

Relocation on the same site and with the same setting or 
context. 
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B. 

c. 

6. Demolitions as defined in Section 17. 70.2. 

Determinations of Consistency for major alterations shall be prepared 
by a qualified professional and shall be supported by written 
documentation that ( 1) identifies which of the Secretary's Standards 
are applicable to the project, (2) reviews the proposed project and (3) 
explains the basis of the determination. 

1. If a proposed major alteration is found by the qualified 
professional to be consistent with the Secretary's Standards, the 
project shall be presumed to be consistent for purposes of 
making a preliminary determination regarding any required 
environmental documentation and Staff shall forward the 
application and evaluation to the Board for action. 

a. If the Board concurs with the evaluation the Board shall 
issue a Determination of Consistency and adopt any 
appropriate conditions of approval. 

b. If the Board does not concur, the Board may request 
additional information prior to issuance of a 
Determination of Consistency, or may issue a finding of 
non-compliance ·with the Secretary's Standards. Any 
finding of non-compliance by the Board shall be 
supported by substantial evidence. 

If an evaluation concludes that a proposed alteration is not consistent 
with the Secretary's Standards, the report shall list aspects of the 
project that are not consistent along with guidance for modifying the 
project to comply with the Secretary's Standards. The applicant shall 
be required to elect in writing within ten ( 1 0) days of receipt of the 
evaluation whether they will (a) work with the City to modify the 
project to conform, (b) request a mediation process, or (c) request 
that processing of the application proceed without modification. 

1. An evaluation that concludes that a project is not consistent 
with the Secretary's Standards shall constitute evidence of 
substantial adverse impact to an historic resource. If the 
applicant does not choose to modify the proposed alteration to 
comply with the Secretary's Standards, the Department shall 
require preparation of an EIR as part of the environmental 
review process prior to issuance of any permits for the project. 
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If the applicant chooses to work to modify the proposed project 
to comply with the Secretary's Standards, and the required 
revisions would be substantial, the Deparment may require that 
the applicant withdraw the current permit application and 
resubmit the revised project as a new application. 

Staff, with the concurrence of the applicant, may authorize the 
qualified professional to work with the applicant to develop a 
revised plan that complies with the Secretary's Standards, or 
may require the qualified professional to recommend conditions 
of approval that, if adopted and implemented, would cause the 
project to comply with the Secretary's Standards. This 
additional work shall be performed under contract to the City, 
at the applicant's expense. The qualified professional upon 
completion of consultation shall submit to the Department a 
summary of the results of the process. 

If the applicant requests a mediation process and Staff concurs, 
the City shall retain, at the expense of the applicant, a second 
qualified professional to serve as an independent mediator. 
Parties to the mediation shall include (1) the applicant and their 
representatives, (2) the City as represented by the Director and 
(3) the original qualified professional(s) that determined that the 
proposed alteration does not comply with the Secretary's 
Standards. The mediator shall be responsible for structuring the 
mediation process and facilitating negotiation among the 
parties. The mediator shall complete an independent evaluation 
of the projecf, determine if it complies with the Secretary's 
Standards and, if necessary, make recommendations for 
modifications to achieve compliance. 

a. If all parties reach agreement that the proposed alteration 
is consistent with the Secretary's Standards, or reach 
agreement on modifications that will achieve consistency, 
Staff shall forward the application, evaluation, and work 
products of the qualified professional, along with any 
conditions of approval to the Board for review and 
approval of a Determination of Consistency. 

b. If all parties to the mediation do not reach agreement 
then the original determination of inconsistency shall be 
considered evidence of substantial adverse impact and an 
Environmental Impact Report shall be prepared prior to 
any further action on project permits. 
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5. Staff shall forward the application, evaluation, and work 
products of the qualified professional(s), along with any 
conditions of approval to the Board for review and approval of 
a Determination of Consistency. 

D. If the Board issues a Determination of Consistency, the Director shall 
determine whether the project is eligible for a Categorical Exemption 
consistent with the CEQA Guidelines. Further environmental review 
may still be required to address other aspects of the project. The 
Department shall cause to be prepared the appropriate environmental 
documentation for the project and shall cause the processing of the 
permit application to continue pursuant to standard City practices. 

17.32.17 Approval of Projects That Adversely Impact Historic 
Resources. 

A. No permit authorizing significant adverse impacts to an historic 
resource shall be issued until completion of the Environmental Impact 
Report (EIR) process. Preparation of an EIR for such projects shall 
include a review of project alternatives and/or mitigation measures 
that would achieve consistency with the Secretary's Standards and 
fulfill all or most of the project objectives to the extent feasible. The 
EIR also shall include an analysis of the feasibility of each alternative. 

B. Approval of any permit that will authorize significant adverse impacts 
to any historic resource shall require adoption of the findings found in 
Chapter 17.64: Findings. 

c. Approval of a permit to demolish or alter an historic resource that will 
cause significant adverse impacts to the resource shall incorporate 
conditions of approval deemed appropriate by the decision-making 
body which may include any of the following: 

1. Documentation may be required of any resource in the 
Inventory to be demolished and/or for the property as a whole; 

2. Design review for compliance with the Secretary's Standards 
may be required for any subsequent development on the 
property. With respect to demolition of a resources located 
within a district, the City shall take into account the importance 
of the affected resource to the integrity of the district, and may: 
limit the size of new development to that of the existing 
structure; require that the scale of new development be 
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harmonious with other structures which contribute to the 
district's character; require retention or reconstruction of one 
or more building features; and/or require that any replacement 
structure be of like kind or quality to the demolished structure 
and contribute to or otherwise support the character and context 
of the district. 

Suspension of the issuance of the demolition permit for one 
hundred and eighty (180) days to allow time to take such steps 
as the City deems necessary to preserve or rehabilitate the 
structure concerned. Such steps may include consultation with 
CIVIC groups, public agencies and interested citizens, 
exploration of the possibility of moving the resource proposed 
for demolition, and exploration of the possible acquisition of 
the property by public and private agencies. In the case of 
purchase or relocation by a third party, demolition may be 
denied where a third party is willing and able to purchase the 
property or relocated the resource, and makes a bona fide offer 
to purchase the property or resource at fair market value, as 
determined by appraisal, within the time established by this 
section. 

No permit to demolish an historic resource shall be issued without the 
concurrent issuance of a building permit for a replacement structure 
or project for the property involved. 

Upon demolition of a resource the Department shall remove the 
resource from the Inventory. For resources that are substantially 
altered, Staff shall determine if the resource retains historic integrity. 
If the resource has lost integrity the Department shall remove the 
resource from the Inventory. 

17.32.18 Appeals. 

A. 

B. 

The issuance of a Finding of Ineligibility for the Inventory may be 
appealed to the Board, in accordance with standard City appeals 
procedures. 

The denial of a Determination of Consistency for any minor alteration 
to an historic resource may be appealed to the Board, in accordance 
with standard City appeals procedures. 
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C. Denials of Determinations of Consistency for major alteration of 
historic resources may be appealed to the City Council, in accordance 
with standard City appeals procedures. 

D. Denials of permits for the demolition, alteration, or relocation of a 
resource in the Inventory or new construction on a property included 
in the Inventory may be appealed to the City Council, in accordance 
with standard City appeals procedures. 

E. If the Commission determines a permit should not be issued for the 
demolition, alteration, or relocation of a resource in the Inventory or 
new construction on a property included in the Inventory, a new 
application affecting the same property may be submitted during the 
twelve (12) month period after the disapproval only if a substantial 
change is made in the plans for the project that addresses the original 
reasons for denial. 

17.32.19 Enforcement and Penalties. 

A. 

B. 

c. 

General. It shall be unlawful for any person to permit or maintain 
violations of any of the provisions of this Title by undertaking the 
alternation, grading, removal, demolition or partial demolition of an 
historic resource without first obtaining the written approval of the 
City as provided in this code, or to defy any order or decision 
rendered by the Department, Board, Commission or Council. 

Criminal Penalties. Any person who violates a requirement of this 
Title or fails to obey an order issued by the City or comply with 
conditions of approval of any certificate or permits issued under this 
section shall be guilty of a misdemeanor. 

Civil Penalties. Any person who alters, relocates, or demolishes an 
historic resource in violation of this Title shall be subject to an 
administrative penalty of up to $25,000 for each violation. As part of 
any enforcement proceeding, violators may be required to reasonably 
restore the historic resource to its appearance, condition or setting 
prior to the violation, or shall be subject to one of the following 
limitations on the use of the property. 

1. All subsequent development shall be limited to floor area, 
volume, coverage and height limits equal to 75% of the limits 
applicable to the property prior to the violation; or 
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2. The property shall be ineligible for issuance of any building 
permits and shall be precluded from development for a period 
of up to ten (10) years. 

D. Civil Remedies. Any action to enforce civil penalties may be brought 
by the City or any other interested party. These civil remedies shall 
be in addition to, and not in lieu of any criminal prosecution and 
penalty and any other remedy provided by law. 

17.32.20 Public Safety Exceptions. 

A. Disasters and Emergencies. 

1. In the event an historic resource is damaged as a result of a 
disaster or emergency, such that the historic resource is 
rendered uninhabitable, the City shall determine the level of 
risk associated with temporary retention of the historic resource 
in a deteriorated state. To the extent feasible, the deteriorated 
resource shall be fenced or otherwise secured to protect the 
public from the threat posed by the structure, until such time as 
the City can determine whether feasible alternatives to 
demolition exist. 

2. In the event of a federally declared disaster, the City shall 
consult with appropriate federal and state agencies to determine 
if assistance is available to aide in the preservation of historical 
resources. 

17.32.21 Maintenance and Upkeep. 

A. Minimum Maintenance. 

1. 

2. 

All resources included in the Inventory shall be preserved 
against decay and deterioration, kept in a state of good repair 
and free from structural defects. The purpose of this section is 
to prevent an owner or other person having legal custody and 
control over a property from facilitating demolition of a historic 
resource by neglecting it and by permitting damage to it by 
weather and/or vandalism. 

Consistent with all other state and city codes requiring that 
buildings and structures be kept in good repair, the owner or 
other person having legal custody and control of a property 
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3. 

shall repair such building or structure if it is found to have any 
of the following defects. 

a. 

b. 

c. 

d. 

e. 

f. 

g. 

h. 

Building elements so attached that they may fall and 
injure members of the public or property. 

Deteriorated or inadequate foundation. 

Defective or deteriorated flooring. 

Members of walls, partitions or other vertical supports 
that split, lean, list or buckle due to defective material or 
deterioration. 

Members of ceilings roofs, ceilings or roof supports or 
other horizontal members which sag, split or buckle due 
to defective materials or deterioration. 

Fireplaces or chimneys which list, bulge or settle due to 
defective material or deterioration. 

Deteriorated, crumbling or loose exterior plaster. 

Deteriorated or ineffective waterproofing of exterior 
walls, roofs, foundations or floors, including broken 
windows or doors. 

1. Defective or lack of weather protection for exterior wall 
coverings, including lack of paint, or weathering due to 
lack of paint or other protective covering. 

J. Any fault, defect or deterioration in the building which 
renders it structurally unsafe or not properly watertight. 

If the Building Official determines that a historic resource or 
any other property is being neglected and subject to damage 
from weather or vandalism, the Director and/or Building 
Official shall meet with the owner or other person having legal 
custody and control of the historic resource to discuss with 
them ways to improve the condition of the property. If no 
attempt or insufficient effort is made to correct any noted 
conditions thereafter, the Building Official may issue a Notice 
to Comply requiring the owner or other person having legal 
custody and control of the historic resource to take action to 
require corrections of defects in the subject property in order 

IV-42 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

B. 

Division IV- Provisions Applying in All or Several Districts 
Chapter 17.32 

that such historic resource may be preserved in accordance with 
this section. 

Protection of Deteriorated, Vacant and Vandalized Resources. 

1. 

2. 

3. 

4. 

The Building Official shall have the authority to issue an Order 
to Comply to any owner of any property included in the 
Inventory if the Building Official determines that the property 
has become subject to vandalism or constitutes a public 
nuisance. In such circumstances, the Building Official shall 
have the authority to issue any order deemed appropriate to 
keep the property from being further vandalized or from 
becoming a public nuisance including, but not limited to, 
ordering that the building be secured and fenced. 

For the purposes of this provision, the property shall include 
the interiors and exteriors of any accessory building located on 
a property in the Inventory. 

Security measures that the Building Official may order shall 
include, but not be limited to, the following: 

a. 

b. 

c. 

d. 

The installation of the maximum allowed height under 
this Code of chain-link perimeter fencing with top 
mounted, and at least one securely-locked pedestrian gate 
and the posting of "NO TRESPASSING" signs at regular 
intervals. 

Steel or plywood closures, with one-inch diameter air 
holes, installed at all doors and windows. (Sandwich 
panel installation shall be used so as to avoid drilling into 
window frames and sashes, doors, ornament or masonry 
units.) 

The removal of all debris from the premises, including 
but not limited to wood, paper, cans, bottles and fecal 
matter. 

Any temporary modifications required to be made to 
secure the building shall be reversible. 

Any plans or proposals for work required to be performed 
pursuant to an Order to Comply to secure any building from 
bring further vandalized or from becoming a public nuisance 
must first be reviewed by the Department and the Building 
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5. 

6. 

7. 

Official to ensure that any work done to secure the building will 
not damage or alter the historic character of the building. This 
review by the Department and the Building Official shall be 
completed within ten (1 0) working days from the date any 
request for review is submitted. If the work to be performed 
includes substantial alteration, the procedures set forth in this 
section shall be utilized for review. 

Nothing herein shall be interpreted to prohibit an owner from 
taking immediate temporary measures to secure a building from 
unauthorized entry. 

It shall be unlawful for any property owner to fail to comply 
with any Order to Comply issued by the Building Official under 
this provision. 

Additional Remedies - Notice of Intention. In addition to the 
remedies provided by this Code, should an owner fail to comply 
with Order to Comply, the City may take the necessary 
measures, including those authorized under this Code, to 
immediately secure the property against vandalism or prevent it 
from becoming a public nuisance. The City shall have the 
authority to assess the cost of performing this work as a lien 
against real property on which the building is located and take 
what ever additional action the City deems necessary to recover 
its costs and further secure the property and provide for its 
preservation. Prior to taking these measures, the City shall send 
a Notice of Intention to the owner. 

17.32.22 Telecommunications Facilities. 

A. 

B. 

Proposals for telecommunications facilities shall be subject to review 
under this section if located within a district or within the boundaries 
of a property included in the Inventory. 

Co-location and use of camouflaged equipment shall be required to the 
extent feasible for telecommunications facilities located within a 
district or within the boundaries of a property included in the 
Inventory. 
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A. "Archaeological Resources Management Report (also ARMR)" shall 
mean the standard report format established by the Department for 
documentation of archaeological resources and attached as Appendix 
G to this title. A Phase I report, records search and on-site survey 
shall identify the nature of the archaeological resource (e.g. privy, 
foundations, midden, etc.) and its location on the property. A Phase II 
report shall identify appropriate mitigations and treatments (e.g. 
monitoring, avoidance, capping, documentation, recovery, etc.). A 
Phase III report addresses recovery of resources. 

B. "Building" shall mean a construction created to shelter any form of 
human activity, use or occupancy. 

C. "California Historical Building Code (also State Historical Building 
Code or SHBC)" shall mean Part 8 of Title 24 (California Building 
Standards Code) of the California Code of Regulations. 

D. "California Register of Historical Resources (also California 
Register)" shall mean the inventory as required by the California 
Public Resources Code §5020.1 et seq. and regulations codified in the 
California Code of Regulations §4850 et. seq. 

E. "Carmel Inventory of Historic Resources (also Carmel Inventory or 
Inventory)" shall mean the on-going collection of information for 
buildings, structures, objects, sites and districts surveyed by qualified 
professionals for the City and found to meet the criteria established in 
the City's GP/LUP. Properties included in the Inventory have been 
surveyed in accordance with the requirements of California Public 
Resources Code (PRC) §5024 .1 (g), are recognized as historically 
significant as established in PRC §5024.1(k) and therefore meet the 
CEQA standard for a historical resource per CEQA §21084.1 and 
Guidelines §15064.5(a)(2). 

F. "Carmel Register of Historic Resources (also Carmel Register)" shall 
mean the historic resources designated by the City for public 
recognition and benefits. All surveyed historic resources that are 
significant at the National or State level are listed on the Carmel 
Register. All surveyed historic resources that are significant at the 
local or regional level may be listed on the Carmel Register upon 
request of the property owner and designation by the City. Properties 
included in the Register are part of the Carmel Inventory and meet the 
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CEQA standard for historical resources per CEQA §21084.1 and 
Guidelines §15064.5(a)(2). 

G. "Certified Local Government (also CLG)" shall mean the program 
authorized by the National Historic Preservation Act of 1966 (16 
U.S.C. Section 470 et seq., as amended) and the subsequent 
participatory agreement between the City and the California Office of 
Historic Preservation. 

H. "Character-Defining Features" shall mean a prominent or distinctive 
aspect, quality, physical feature or characteristic that contributes 
significantly to the physical character of a resource. This may include 
the overall shape of the structure, building or property, its materials, 
craftsmanship, decorative details, as well as the various aspects of its 
site and environment. 

I. "Conservation" shall mean allowing change and new construction as 
long as it is consistent with an established context or character. This 
approach is appropriate for new buildings, remodels, fa~ade changes 
and public way improvements involving non-historic resources. 
(GP/LUP, 57) 

J. "Department" shall mean the Department of Community Planning and 
Building. 

K. "Design Review Guidelines" shall mean the Residential Design 
Guidelines, Commercial Design Guidelines and Public Way 
Guidelines of the City and the Secretary of Interior's Standards and 
Guidelines. 

L. "Determination of Consistency" shall mean a finding adopted by the 
City that the proposed new construction, addition, alteration, and/or 
relocation complies with all of the provisions of this Chapter and the 
Secretary's Standards. 

M. "Historic Context Statement" shall mean the adopted Historic Context 
Statement that documents the historic periods, themes, events, people, 
architects and builders who have contributed to the cultural and 
developmental history of the City. 

N. "Historic Resource (also Historical Resource)" shall mean a building, 
structure, object, site, or district that meets the criteria for the Carmel 
Inventory as established in the City's GP/LUP. Historic resource 
types include, but are not limited to: 
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1. 

2. 

3. 

4. 

5. 

6. 

7. 

Division N - Provisions Applying in All or Several Districts 
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"Cultural Landscape" shall mean a geographic area (including 
the cultural and natural resources as well as the flora and fauna 
therein-whether native or domestic) associated with a historic 
event, activity, or person exhibiting other cultural or aesthetic 
values. There are four general types of cultural landscapes not 
mutually exclusive: historic sites, historic designed landscapes, 
historic vernacular landscapes and ethnographic landscapes. 
(Secretary's of the Interior's Standards for the Treatment of 
Historic Properties with Guidelines for the Treatment of 
Cultural Landscapes, 4.) 

"Historic District (also District) shall mean a group of 
buildings, structures, sites, and objects that are united 
historically or aesthetically by plan or physical development 
that meets the criteria for the Carmel Inventory as established 
in Policy Pl-97 of the City's GP/LUP. 

"Local Historic Resource" shall mean an historic resource 
eligible for listing in the California Register due to its regional 
or local significance. 

"Object" shall mean constructions that are primarily artistic in 
nature, relatively small in scale, and associated with a specific 
setting or environment. For example, the Memorial Arch at 
Ocean Avenue and San Carlos Street would constitute an 
object. 

"Principal Feature" shall mean the most significant element or 
feature of an historic resource. In the case of an historic 
district, the district itself is the principal feature of the historic 
resource. 

"Primary Historic Resource" shall mean an historic resource 
eligible for listing in the California Register due to its national 
or statewide significance. All primary resources are included in 
the Carmel Inventory and the Carmel Register of Historic 
Resources. For example, Carmel Mission, which is listed in the 
National Register at the statewide level of significance, is a 
pnmary resource. 

"Archaeological Site" shall mean the location of a significant 
event, occupation, or activity, where the location itself possess 
historic, cultural, or archaeological value, regardless of the 
value of any existing structures. A site may include landscape 
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features that are significant in their own right, as well as 
landscape features, which contribute to the significance of 
adjoining resources. 

0. "Imminent Threat" shall mean any condition within or affecting a 
structure which, in the opinion of the Building Official, would qualify 
a building or structure as dangerous to the extent that the life, health, 
property or safety of the public, its occupants or those performing 
necessary repair, stabilization or shoring work are in immediate peril 
due to conditions affecting the building or structure. Potential hazards 
to persons using, or improvements within, the right-of-way may not 
be construed to be imminent threats solely for that reason if the 
hazard can be mitigated by shoring, stabilization, barricades or 
temporary fences. 

P. "Initial Assessment" shall mean a preliminary survey to identify 
whether potential historic resources exist on a property. 

Q. "Integrity" shall mean the ability of an historic resource to convey its 
significance through retention of location, design, setting, materials, 
workmanship, feeling and association. (How to Apply National 
Register Criteria for Evaluation, 44) Integrity is based on why a 
property is significant. Ultimately, the question is answered by 
whether or not the property retains the identity for which it is 
significant. The steps in assessing integrity are (1) defining the 
physical features that must be present for a property to represent its 
significance, (2) determining whether these features are still visible 
enough to convey significance, (3) determining whether the property 
needs to be compared to other similar properties to understand its 
significance and (4) determine which aspects of integrity are vital if 
the property is to qualify as a resource. (GP/LUP) 

R. "Intensive Survey" shall mean a review of one or more potential 
historic resources by a qualified professional that includes a 
documented site assessment, original research outlining details of 
property history, a determination of the relationship of the property to 
the Historic Context Statement, and a finding as to whether or not the 
property meets the criteria for the Carmel Inventory. 

S. "National Register of Historic Places (also National Register)" shall 
mean the official inventory of districts, sites, buildings, structures and 
objects significant in American history, architecture, archaeology and 
culture which is maintained by the U.S. Secretary of the Interior 
under the authority of the Historic Sites Act of 1935 and the National 
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Historic Preservation Act of 1966 (16 U.S.C. 470 et. seq., 36 CFR 
Part 60 et. seq., as amended). 

T. "Preconstruction Consultation" shall mean a meeting among the 
applicant, project architect, contractor, City's Building Official and 
Department prior to commencement of approved construction. 

U. "Salvage and Reuse Plan (also Implementation Plan)" shall mean a 
detailed list of character-defining features and building materials with 
annotated plans and elevations that clearly identify a methodology and 
extent of proposed salvage and reuse of existing character-defining 
features and building materials consistent with the Secretary's 
Standards. 

V. "Qualified Professional" shall mean a person meeting the 
qualifications established by the State Historic Preservation Office 
(i.e. Secretary of the Interior's Professional Qualification Standards 
(48 FR 4716-01 and 36 CFR Part 61, Appendix A)) and approved by 
the Department. A qualified professional shall meet the minimum 
requirements in history, archaeology, architectural history, or historic 
architecture for the type of potential historic resource being surveyed. 
For archaeological resources, a qualified professional shall mean a 
"Registered Professional Archaeologist (or RPA). 

W. "Reconnaissance Survey" shall mean a city-wide, district-wide or 
neighborhood review of sites to make a preliminary identification of 
potential historic resources. Reconnaissance surveys are typically 
performed after completing an update to the Historic Context 
Statement. 

X. "Rehabilitation" shall mean the act or process of making possible a 
compatible use for a property, building or structure through repair, 
alterations and additions while preserving those portions or features 
which convey its historic, cultural or architectural values. 

Y. "Secretary of the Interior's Standards for Rehabilitation (also 
Secretary's Standards)" shall mean the Secretary of the Interior's 
Standards for Rehabilitation (1990, 36 CFR §67. 7) and the 
publication of the National Park Service, Preservation Assistance 
Division, Guidelines for Rehabilitating Historic Buildings (1992, 
NPS) and The Secretary of the Interior's Standard for the Treatment 
of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring and Reconstructing Historic Buildings (1995, NPS), and any 
subsequent publication of the Secretary's Standards by the NPS. 
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Z. "Survey" shall mean the act of conducting a reconnaissance or 
intensive survey conducted by a qualified professional to evaluate 
eligibility for the Carmel Inventory of Historic Resources. 

AA. "Substantial Adverse Change (also significant adverse impact or 
effect)" in the significance of an historical resources shall mean 
"physical demolition, destruction, relocation, or alteration of the 
resource or its immediate surroundings such that the significance of an 
historical resource would be materially impaired" per CEQA 
Guidelines (2003) §15064.5(4)(b)(l) and any subsequent amendments 
thereto. 

BB. "Demolition by Neglect" shall mean when a property is not 
maintained and is allowed to fall into a state of disrepair or property 
nmsance. 
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Chapter 17.34 Landscaping 

Sections: 

17.34.1 

17.34.2 

17.34.3 

17.34.4 

17.34.5 

17.34.6 

17.34.7 

17.34.8 

17.34.9 

17.34.1 

Purpose. 

Applicability. 
Relation to Chapter 17.48: Tree and Shrub . 

Plan Requirements. 

Relation to Landscape Design Guidelines. 

General Landscaping Standards. 

Landscaping Standards for Residential Districts. 

Landscaping Standards for Commercial Districts. 

Landscaping Standards for Overlay Districts. 

Purpose. 

The purpose of this chapter is to protect and enhance Carmel-by-the-Sea's 
dominant Monterey pine urbanized forest and landscaped amenities. It is 
also the purpose of this chapter to protect environmentally sensitive habitat 
areas from degradation by providing for the restoration of native vegetation 
in and around these areas. 

17.34.2 Applicability. 

The provisions of this chapter shall be considered minimum standards and 
shall apply to all new development, or substantial alteration of existing 
development, proposed on private property anywhere in the City of Carmel
by-the-Sea. This chapter shall also apply to any development located in the 
ESHA Overlay District that will disturb existing or potential native plant 
habitat. 

17.34.3 Relation to Chapter 17.48: Tree and Shrub. 

All new landscaping shall be installed and maintained in conformance with 
the standards in Chapter 17 .48, Tree and Shrub Maintenance and Protection. 
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17.34.4 Plan .Requirements. 

I 
I 
I 

All new development or substantial alteration of existing development shall I 
require submittal and approval of a Forest Enhancement and Management 
Plan and a Landscape Plan. 

A. 

B. 

c. 

D. 

Site Plan. Prior to the submittal of design plans, a site plan shall be 
prepared by a qualified professional documenting topography, 
drainage features, existing trees and structures, street edge treatments, 
and existing conditions on adjacent properties. 

Preliminary Site Assessment. Following submittal of the site plan, 
the City's Planning Staff and City Forester shall prepare a preliminary 
site assessment that includes an evaluation of the design character, 
streetscape attributes, potential historic resources, and forest 
resources of the block and neighborhood, as well as the resource 
constraints of the site. 

Forest Enhancement and Maintenance Plan. Following the 
preparation of a preliminary site assessment, applicants shall submit a 
Forest Enhancement and Maintenance Plan which shall: 

1. 

2. 

3. 

Address the impacts of the proposed development on the 
existing forest conditions of the site. 

Recognize the constraints of the land and work within these 
limitations. 

Minimize the extent of the excavation and fill on a site to avoid 
adverse impacts on trees and to ensure that new development 
follows the natural contours of the site. 

Landscape Plan. Following approval of the Forest Enhancement and 
Maintenance Plan, a landscape plan shall be submitted in a manner 
and form established by the City Forester. Landscape plans shall 
document all proposed plantings as well as any tree removal, 
replacements, or relocations and shall document how new plantings 
will conform with the Forest Enhancement and Maintenance Plan. 
Landscape plans shall include the following: 

1. Contents Required. Approved landscaping plans shall include a 
separate and simplified account of required new and 
replacement trees in 81h" x 11" format to allow the Director to 
monitor the establishment of new trees and their growth to 
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17.34.5 
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maturity. The account shall include a map of the location of 
required new and replacement trees, the date each tree was 
planted, and the size and species of each tree planted. 

Approval Authority. The decision-making authority for the 
development permit shall also approve the landscaping plan or 
may delegate approval authority to the Planning Director who 
shall review the plan in consultation with the City Forester. 

Relation to Landscape Design Guidelines. 

All landscape plans shall be incorporate as many features recommended by 
the City's Residential Design Guidelines as are appropriate and feasible for 
the proposed project. 

17.34.6 General Landscaping Standards. 

A. Plant Selection. 

1. 

2. 

3. 

4. 

Landscape designs shall use plant species similar in character to 
those species established along the block and on adjoining 
properties. 

A minimum of 75 percent of new plant materials on a site shall 
be native plants and/or non-invasive drought tolerant plants 
determined by the City Forester. 

Much of Carmel's forested charm comes from the informality 
of unplanted public rights of way. This also provides for off
street parking and adequate space for public safety vehicles to 
pass through the streets safely. All plants within landscaped 
areas on any public right-of-way adjacent to private property 
shall be drought tolerant and low water use predominantly 
native species as determined by the City Forester. 

A minimum of 75 percent of new plant materials in all open 
space areas on project sites in the commercial, R-4, and R-1 
districts shall be planted with drought tolerant and low water 
use species as determined by the City Forester. 
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B. 

c. 

D. 

Landscape Design. 

1. 

2. 

Plant material located in areas visible from the street or other 
public places shall be arranged in a relaxed, informal pattern 
consistent with the character of the Carmel forest. Formal, 
unnatural arrangements shall be avoided except for focal points. 

The use of bedding plants and exotic flowering species shall be 
limited to small accents at walkways, entries, or near special 
site features, unless otherwise approved by the City Forester. 

Paving Materials and Design. 

1. Paving materials used for driveways, patios, and walkways, 
shall be consistent in color and texture with native materials. 
Use of materials that allow for percolation of rain into the soil 
and reduce water run-off is encouraged. 

2. Paved areas shall be designed to be small, informal, and 
intimate. Large, continuous areas of paving shall be avoided. 
Additional landscaping may be required to soften the 
appearance of paved areas. 

Irrigation and Maintenance. 

1. Landscaping plans for projects in any zoning district shall, 
where feasible, require the use of water storage devices such as 
cisterns or underground bladders to capture precipitation or 
surface runoff for landscape maintenance purposes or detention 
basins or berms to retain water on site for natural percolation 
into the soil. 

2. Irrigation systems shall be designed to minimize the use of 
water. Landscaping irrigation systems for projects in any 
zoning district shall use low-output sprinkler heads and/or drip 
irrigation. 

3. Landscaping plans for projects in any zoning district that 
include paved areas shall include design features such as sand
set paving and/or drainage collection and distribution systems 
that enhance surface water percolation. 

4. Privately installed irrigation systems within a public right-of
way adjacent to private property shall require the approval of 
an encroachment permit. 
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17.34.7 Landscaping Standards for Residential Districts. 

A. General Standards. 

B. 

1. 

2. 

3. 

All properties, private and public, located in the R-1 or R-4 
district shall contribute to the urbanized forest or other 
vegetation characteristic of the neighborhood by harboring an 
appropriate mix of upper and lower canopy trees and/or shrubs 
consistent with the neighborhood context and the neighborhood 
streetscape. Forested neighborhoods shall perpetuate the 
Monterey Pine, Monterey Cypress, Coast Live Oak or 
Redwood forest that predominates in the vicinity. 

Proposed residential projects shall preserve adequate space for 
the growth of trees or other vegetation. 

When the Planning Commission or Design Review Board 
reviews building plans for proposed projects, adequate space 
shall be preserved for the growth of trees or other vegetation 
and the Commission or Board shall ensure that such space is 
used for this purpose through the review and approval of 
landscaping plans. The purpose of this requirement is to 
perpetuate and enhance the established forest character 
throughout the district on both public and private property in 
each neighborhood where it exists. The proposed location of 
upper canopy trees shall also be studied for their impact on the 
protected viewshed in the R-4 District established in CMC 
17.12. 

Public Right of Way in the R-1 District. 

1. Landscaping in public right of ways in the R-1 district is 
limited to drought-tolerant plants that are native and are 
consistent with the character of the Monterey Peninsula 
environment. 

2. Plants should be natural in character and informally arranged to 
reflect the surrounding forest atmosphere. Landscaping shall 
not include bedding plants, highly colorful flowering plants and 
"formal plant arrangements". 

3. Landscaping should consist of leafy ground covers, low shrubs 
and/or trees of the urbanized forest. Natural dirt right of ways 
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4. 

with pine needles is also permitted. Parking spaces may be 
defined in the unpaved right of way with landscaping. 

Paving, gravel, boulders, logs, timbers, planters or other 
above-ground encroachments are prohibited, except paving for 
driveways. Pathways paved only with decomposed granite or 
other soil materials are permitted. 

17.34.8 Landscaping Standards for Commercial Districts. 

A. Landscaping Requirements for all Commercial Development. The 
following standards apply to all commercial districts in the City. 

B. 

c. 

1. 

2. 

A minimum of 50 percent of the required open space on each 
site shall be landscaped. Landscaping may include nonliving 
materials such as garden benches, water features and patterned 
paving treatments as long as the combined total area of such 
plant alternatives is not used as more than 25 percent of the 
required landscaping on any site. All landscaping improvements 
shall include upper canopy trees on site and/ or in the sidewalk 
in front of the property whenever possible. 

Building sites contiguous to the R-1 District shall provide 
sufficient landscaping and trees to blend visually with open 
space and landscaping on adjacent sites. 

Landscaping Requirements for Gasoline Stations. Landscaping 
shall be provided and maintained in a healthy state to give an 
attractive appearance to the public street along 80 percent of the street 
frontage not occupied by driveways. Planting shall be of a type that 
will provide a minimum height of four feet along no less that 60 
percent of the required landscaped frontage. 

Landscape Requirements for Surface Parking Areas. Building sites 
incorporating surface parking lots shall include at least 15 percent of 
the site area in landscaping. Landscaping shall be distributed along all 
street frontages and pedestrian walkways that are adjacent to parking 
areas to help screen parked automobiles from view. Plant species 
and/or planters should be designed to achieve a height of at least five 
feet above the surface of the parking lot except where this would 
conflict with safe visibility or good site design. Landscaping shall also 
be provided within the interior of surface lots to break up large 
expanses of paving. Parking lots with four or more vehicles shall 
provide interior landscaping of at least 10 square feet per vehicle. 
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17.34.9 Landscaping Standards for Overlay Districts. 

A. Beach Overlay and Park Overlay District. The following standards 
apply to the Park Overlay District. 

B. 

1. 

2. 

New native trees or other significant native vegetation shall be 
planted between the buildings on the site and the adjoining 
parklands when such vegetation would enhance the visual 
resources of the park by screening the buildings from public 
view, and when there is adequate space available to make such 
landscaping practical. 

At least 75 percent of all landscaped areas on the property 
visible from the park shall be planted with drought tolerant 
and/or native species. Areas of the site adjacent to parklands 
shall be landscaped and designed to establish a natural 
transition to the parkland vegetation. Trees approved for 
removal shall be replaced by two or more native specimen trees 
listed in the Forest Management Plan preferably on-site or, if 
necessary, in the adjoining park as determined by the City 
Forester. Invasive species shall be removed if currently 
established. 

ESHA Overlay District. Landscaping plans for projects in the ESHA 
Overlay District shall provide for native vegetation restoration 
consistent with performance criteria established in the biological 
resources report required in Section 17 .20.23.D. The plan shall also 
be consistent with all standards set forth in Section 17.20.23: 
Environmentally Sensitive Habitats. 

IV-59 



Carmel-by-the-Sea Coastal Implementation Plan 

IV-60 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Chapter 17.35 (RESERVED) 

Division N - Provisions Applying in All or Several Districts 
Chapter 17.35 

N-61 



Carmel-by-the-Sea Coastal Implementation Plan 

N-62 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Division IV - Provisions Applying in All or Several Districts 
Chapter 17.36 

Chapter 17.36 Nonconforming Uses and Buildings 

Sections: 

17.36.1 

17.36.2 
17.36.3 

17.36.4 
17.36.5 
17.36.6 

17.36.1 

Purpose. 
Continuation and Maintenance. 
Alterations and Enlargements of Nonconforming Buildings and 
Structures. 
Destruction and Reconstruction of Nonconforming Buildings. 

Nonconforming Uses. 

Abandonment of Use. 

Purpose. 

Much of Carmel's charm and uniqueness comes from the variety in design 
of its buildings. Many of its older buildings, although nonconforming, add 
to this overall charm and unique quality. The loss of such buildings could 
have a detrimental effect on the overall character of the City. It is the 
purpose of this chapter to regulate nonconforming buildings and 
nonconforming uses and to provide for the elimination of nonconformity, 
where its elimination will not have a detrimental effect on the City's unique 
charm and the overall village character of the City. 

17.36.2 Continuation and Maintenance. 

A. A building or structure that was lawfully established, but does not 
conform to existing zoning regulations, shall be deemed a 
nonconforming structure and may be used and maintained as provided 
in this chapter. (For structural nonconformance, see CMC Title 15 
and the Uniform Building Code.) 

B. 

c. 

Occupancies and uses lawfully established that do not conform with 
the current use regulations, site area requirements, or dwelling unit 
densities in the district where the use is located may be continued, 
except as otherwise provided in this Chapter. 

Any lawfully established use, building or structure that is non
conforming solely by reason of the absence of an Administrative 
permit or Use Permit may be changed to a conforming use, building 
or structure by issuance of an appropriate administrative permit or a 
Use Permit, in compliance with this Title. 
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17.36.3 Alterations and Enlargements of Nonconforming Buildings 
and Structures. 

A. A lawful nonconforming structure may be maintained, repaired, or 
altered as long as such maintenance, repair, or alteration does not 
increase the nonconformity and all work performed conforms to all of 
the requirements of this Chapter. Alterations and additions to 
buildings and structures subject to Chapter 17.32: Historic 
Preservation shall ~onform to the requirements of that chapter. 

B. Alterations, repairs or remodeling that enlarge, extend or increase a 
nonconforming feature of a building shall be prohibited, except as 
provided in Section 17 .32.11.0 for historic resources. 

17.36.4 Destruction and Reconstruction of Nonconforming 

A. 

B. 

c. 

D. 

Buildings. 

Nonconforming buildings or structures that are damaged or destroyed 
by fire, explosion, acts of God, or acts of the public enemy to an 
extent of 75 percent or less of the value of the structure as determined 
by the Building Official may be reestablished to the size and extent to 
which it previously existed providing a building permit is obtained 
from the Building Official within 30 months of the date of damage or 
destruction and is completed in conformance with the current, 
applicable Uniform Building Code and City Building Ordinances. 

Nonconforming buildings or structures that are damaged or destroyed 
in excess of 75 percent as indicated above may be reestablished 
providing a use permit is issued by the Planning Commission, based 
on findings in Section 17.64.13 and the plans for the project are 
approved by the Planning Commission. 

It is recognized that compliance with Municipal Code Chapter 15 and 
the Uniform Building Codes dealing with construction may alter to 
some extent existing buildings. Where this occurs, such changes are 
subject to design review and may be made providing the design or 
construction is not altered in a manner that conflicts with the City's 
zoning standards and design guidelines and nonconformities shall not 
be increased. 

The demolition of any nonconforming building or structure shall 
require that all new construction on the site meet all requirements for 
new buildings and structures. 
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E. The rebuilding of any building or structure shall require correction of 
all nonconformities in conformance with all requirements for new 
construction, except as provided for fences and walls in section 
17.10.3.D(2). 

F. The substantial alteration of any nonconforming building or structure, 
that includes removal of any nonconforming building element or 
structural element, shall require correction of that specific 
nonconforming building element or structural element in conformance 
with all requirements for new construction. The removed 
nonconformity shall not be rebuilt or reestablished at that location on 
the site or elsewhere on the site. 

17.36.5 Nonconforming Uses. 

A. No building that contains a nonconforming use shall be enlarged by 
increasing the floor area or building envelope or exterior volume. 
Repairs, remodeling, alterations or maintenance, in any 12-month 
period, shall be limited to 10 percent of the value of the building, or 
10 percent of the value of the portion of the building containing the 
nonconforming use. The value of improvements shall be determined 
by the Building Official. 

B. No nonconforming use may be expanded or extended into an existing 
portion of a building that was not previously occupied by the same 
nonconforming use. 

C. A commercial use that is otherwise allowed within a district but is 
nonconforming due to noncompliance with one or more operational 
standards for approval (e.g. hours, type of merchandise, etc.) shall 
require that any replacement use comply with all operational standards 
for approval upon change of ownership. A use that is nonconforming 
due to physical or structural standards (e.g. floor area, number of 
parking spaces, etc.) shall not be required to conform upon change of 
ownership of the use. 

D. A new building constructed on premises containing a nonconforming 
use shall only be used or occupied by a use permitted in the district in 
which the building is located. 

E. The requirements of this section shall not apply to any building that 
contains a lawful nonconforming dwelling unit in any commercial or 
R -4 district. 
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17.36.6 Abandonment of Use. 

Whenever any part of a building, structure or land occupied by a 
nonconforming use is changed to or replaced by a use conforming to the 
provisions of the code, such part of the building, structure or land shall not 
thereafter be used or occupied by a nonconforming use, even though the 
building may have been originally designed and constructed for the prior 
nonconforming use. Whenever a nonconforming use of a building or 
structure or part thereof has been discontinued for a period of six 
consecutive months, such use shall not, after being discontinued or 
abandoned, be reestablished, and the use of the building, part of the 
building, structure or land thereafter shall be in conformity with the 
regulations of the zoning district wherein the site of the use lies. 
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Chapter 17.38 Off-Street Parking Requirements 

Sections: 

17.38.1 

17.38.2 

17.38.3 

17.38.4 
17.38.5 

17.38.1 

Purpose. 
General Requirements. 

Exceptions. 

Parking In-Lieu Fee Program. 
Miscellaneous Regulations from Other Titles. 

Purpose. 

It is the purpose of this chapter to require off-street parking for vehicles to 
lessen the parking congestion on the public streets and to leave street 
parking available to persons making short-term visits to the commercial 
district for shopping, business or related activities. The provisions of this 
chapter are intended to: 

A. 

B. 

c. 
D. 

E. 

Provide clear standards for parking requirements. 

Provide parking requirements that are appropriate for specified land 
uses. 

Provide for flexibility in meeting parking requirements. 

Ensure that parking requirements are consistent with the land use 
goals of the community. 

Discourage unnecessary curb cuts and the loss of street parking spaces 
through the construction of driveways downtown. 

17.38.2 General Requirements. 

The table in subsection (A) herein below establishes the minimum parking 
requirements for all uses, projects, developments and redevelopments. New 
projects or developments shall only be allowed when meeting all parking 
requirements of this chapter and the requirements of any use permit, 
subdivision approval or specific plan applicable to the property. Proposed 
uses within existing buildings may replace existing uses as long as any 
existing parking deficiencies on the property are not increased by the 
replacement. Proposed additions of floor area, new shops or dwelling units, 
or other similar changes in land use resulting in a net increase in parking 
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requirements, as set forth in this chapter, shall provide all required parking 
generated by the new activities on the site. 

Whenever a proposed activity requires the provision of additional parking 
spaces, the City shall establish a record for the property listing the number 
of spaces required by the proposed change and the manner in which the 
increased parking requirements has been satisfied. Required off-street 
parking may be satisfied by providing parking on- or off-site, unless 
otherwise prohibited in this chapter. To avoid double-counting, spaces used 
to satisfy the parking requirements of one property development shall not be 
used by another property development to satisfy its parking requirements. 

Any proposed new buildings, or any substantial replacement or 
reconstruction of an existing building, shall provide all parking required by 
the provisions of this chapter. Replacement or reconstruction shall be 
deemed substantial if the value of the new construction equals or exceeds 50 
percent of the construction value of the existing building. 

A. Explanation of Minimum Parking Table. 

1. 

2. 

3. 

Table A establishes the minimum amount of parking required 
for most land uses and land use districts. The Planning 
Commission shall review proposed projects for their anticipated 
parking demand and may require additional parking through use 
permit conditions if substantial evidence supports the need for 
providing parking beyond the minimum standard. 

When the symbol N I A appears in the table, the land use 
specified in that row is not an allowed use within the land use 
district corresponding to that column. Existing legal 
nonconforming uses within these N/ A categories shall not be 
increased or enlarged in any manner that would result in a need 
for increased parking spaces using the "Basis for Requirement" 
listed in the table. 

When evaluating parking requirements for such nonconforming 
uses, the parking requirement shall be the same as the 
maximum requirement applicable in any land use district in 
which the land use is allowed and for which parking is 
required. 
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B. 

c. 

Division IV- Provisions Applying in All or Several Districts 
Chapter 17.38 

Fractional Spaces. 

1. 

2. 

When parking is to be physically provided on-site or off-site 
and a determination of the minimum required parking for the 
project or use results in one or more full spaces plus a fraction 
of an additional parking space, one full space shall be provided 
for the fractional space or the fractional space shall be met 
through fractional in-lieu payments as set forth below. 

When parking requirements are met through the payment of in
lieu fees, or a combination of in-lieu fees and off-street 
parking, and a determination of the minimum required parking 
results in one or more full spaces plus a fraction of an 
additional parking space, the in-lieu payment shall include one 
full fee for each one full space plus a fractional fee proportional 
to the fractional space. 

Minimum Off-Street Parking. It is recognized that providing parking 
on some sites will result in the loss of existing or potential on-street 
parking spaces due to the location of driveways or other 
improvements. Therefore, off-street parking shall only be allowed 
when the cumulative effect of providing such parking will result in a 
net gain of total parking spaces. When any determination of the 
minimum required parking for a project or use results in a need for 
only one space, and parking is being physically provided off-street, 
two full spaces shall be required unless the applicant can demonstrate 
a reconfiguration of on-street spaces, consistent with guidelines 
maintained by the Department of Public Works for street parking, that 
yields a net gain in total available parking when only one off-street 
space is provided. 

Permanent Residential Use Spaces per Unit 1.5 1.5 

Affordable Housing for Spaces per Dwelling Unit 1/2 1/2 1/2 1/2 

Moderate Low or Very Low 

Income 

Senior Housing, Cooperative Spaces per Dwelling Unit 1/3 1/3 1/3 1/3 
Housing or Group Care 

Facilities 
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Senior Housing, Cooperative Guest Spaces per Each Four Full 

Housing or Group Care Units 

Facilities 

Nursing Home or Other Spaces per Patient or Resident N/A 1/3 1/3 1/3 
Resident Care Facility 

Commercial Retail or Service 

Uses Not Otherwise Specified 

in This Table 

Spaces per 600 Square Feet of 

Commercial Floor Area or per 

Business/Shop Space, Whichever 

is Greater 

SIC 70 I: Hotels and Motels Spaces per Rental Unit, Including 

Manager's Unit 

D. 

E. 

Properties Located in More Than One District. For projects located 
on property falling within two or more land use districts with different 
parking standards, the parking requirement shall be determined by 
using the parking standards applicable to that portion of the 
development lying within each of the land use districts involved. 

Design Standards. The following standards shall apply to all surface 
and underground parking designs: 

1. Dimensions. 

a. Standard Spaces: 9 feet by 19 feet 

b. 

c. 

Compact Spaces: 8-1/2 feet by 16 feet 

For all parking designs with parking spaced 
perpendicular to vehicle travel lanes, a minimum of 24 
feet shall be provided for automobile backup room 
behind standard spaces and 18 feet behind compact 
spaces. Design shall minimize the need for multiple or 
complex turning movements. Where angled parking is 
used, the minimum backup room shall be that distance 
specified in the current edition of Architectural Graphic 
Standards. 
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F. 

G. 

H. 

2. 

3. 

Division N- Provisions Applying in All or Several Districts 
Chapter 17.38 

Compact Ratio. Compact spaces may constitute 50 percent of 
the total required spaces. All spaces provided in excess of the 
minimum requirements may be compact spaces. 

Driveways. Driveways shall be located to preserve as much on
street curb parking as possible. Driveways and other 
improvements on the property shall be designed for safe and 
unobstructed visibility of pedestrians and automobile traffic 
both on and off the site. 

4. Design Review. All parking, whether on-site or off-site shall be 
subject to design review in conformance with Chapter 17.58: 
Design Review and all provisions of this chapter. 

Surface Parking Design. The following standards apply to the design 
of surface parking in addition to those required by subsection (E), 
above: 

1. Setbacks. Surface parking spaces shall not be constructed 
within required setback areas. Portions of rear or side setback 
areas may be used for backup movements as long as the 
majority of the setback is landscaped. 

Underground Parking Design. The following standards apply to 
underground parking garages in addition to those required by 
subsection (E), above. 

Standards. 

1. Height. For that portion of an underground garage facing any 
public street, way, place or park, the maximum height of the 
finished floor level above an underground parking garage shall 
not be greater than five feet above the existing grade or the 
official street grade whichever measurement results in the lesser 
height. The maximum height of the finished floor level above 
an underground garage shall not be greater than eight feet 
above the surface of the ground adjacent to any exterior wall 
around the full perimeter of the garage. Garages not meeting 
these two standards shall be counted as a story. 

2. Setbacks. Underground parking garages may be constructed 
within required setbacks if significant trees will not be removed 
or injured and the setback can still be effectively landscaped. 
Underground garage designs should provide sufficient room 
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around the perimeter to accommodate existing and new tree I 
root systems. 

3. 

4. 

17.38.3 

Driveways. The grade of driveways providing access to 
underground garages shall not exceed five percent in the first 
10 feet of the driveway slope near the entry and shall not 
exceed 10 percent in the last 10 feet near the level of the garage 
floor. The intervening grade shall not exceed 25 percent. 
Driveway designs shall provide sufficient area to allow drivers 
to view automobile and pedestrian traffic before merging into 
such traffic. 

Ventilation and Access. Garages shall be ventilated to avoid the 
buildup of exhaust gases. When mechanical ventilation is used, 
noise mitigation measures shall be incorporated such as low
noise fans, insulated ductwork and vibration absorbing 
mounting systems. Ducts shall not exhaust toward any openings 
or open space on any adjoining property nor toward any on-site 
or off- site way, street, place or park accessible to the public. 
Plans for underground garages shall be reviewed to ensure 
accessibility for Police and Fire Department personnel during 
emergencies. 

Exceptions. 

It is recognized that some sites, due to size, shape, topography, existing 
buildings, the avail- ability of land suitable for parking purposes or location 
within specific land use districts, may have difficulty meeting all parking 
requirements. Therefore, the following exceptions are provided to increase 
the flexibility in meeting parking requirements: 

A. 

B. 

On-Site Parking in the Central Commercial (CC) Land Use 
District. In contrast to the other districts within the City, on-site 
parking is prohibited in the central commercial (CC) land use district. 
This policy eliminates the need for curb cuts in sidewalks and the 
interference with free pedestrian traffic flow that would result from an 
excessive number of driveways. This policy is also intended to 
enhance the opportunities for creating intra-block courts and 
walkways between properties and buildings. 

Use of Another Site. Parking requirements may be fulfilled by 
supplying the required parking on another site upon approval of a use 
permit. When use of another site for parking is authorized, such 
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Division N- Provisions Applying in All or Several Districts 
Chapter 17.38 

parking shall be located within the commercial district on property 
permitting such use. The land area required to provide such parking 
shall be legally committed for the full life of the structure for which 
the parking is required. The legal commitment shall be of such a 
nature that it cannot be withdrawn for the life of the structure, without 
the consent of the City. Applicants applying for approval of a use 
permit authorizing the use of another site for parking purposes must 
demonstrate one of the following conditions: 

1. 

2. 

3. 

4. 

5. 

The property owners of two or more adjacent properties have 
proposed a combined development plan to provide the required 
parking for their properties, in accordance with the parking 
standards established in this chapter, on part of the several sites 
involved. 

The project site for which the parking requirement applies is 
5,000 square feet or less in size and has less than 50 feet of 
street frontage. 

The construction of required driveway(s) for on-site parking 
would result in the excessive loss of curb parking on street. 

The topography, size, shape or peculiar conditions of the site or 
the existing development on the site would make the provision 
of on-site parking impractical. 

The site for which parking is required is located within the 
central commercial (CC) land use district where on-site parking 
is prohibited. 

Parking Adjustment In-Lieu Fees. The Planning Commission may 
authorize the satisfaction of parking requirements through the granting 
of a use permit and the payment of in-lieu fees when on-site parking is 
not practical or when on-site parking is prohibited by City policies. 
Parking adjustments shall not decrease the number of parking spaces 
required by this chapter. The practicality of providing parking on-site 
shall be evaluated by using the criteria set forth in subsection (B)(2) 
through (4) of this section. Standards for participation in the in- lieu 
fee program are established in Section 17.38.4: Parking In-Lieu Fee 
Program, below. Applicants for use permits authorizing the use of in
lieu fees to adjust on-site parking shall also demonstrate both of the 
following: 
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1. 

2. 

The parking for which the adjustment is sought is not required 
for serving hotel or motel uses. 

The applicant has diligently pursued meeting the parking 
requirements both on-site and off-site, but has been 
unsuccessful in meeting the requirement, or that the site is 
located within the central commercial (CC) land use district 
where on-site parking is prohibited. 

17.38.4 Parking In-Lieu Fee Program. 

When parking adjustments have been authorized by the Planning 
Commission in conformance with Section 17.38.3.C, above, required 
parking may be satisfied by the payment to the City of in-lieu fees. Funds 
collected by the City from such payments shall be deposited in a specific 
fund and used by the City to acquire and/or develop off-street parking. Such 
parking shall be available to the public and shall be in or near the business 
district of the City. Funds paid to the City for in-lieu parking shall not be 
refundable in the event of destruction or removal of the structure or land use 
for which the funds were paid, but shall run with the land. The City shall 
maintain a record of all spaces credited to each property including all spaces 
paid through in-lieu fees, spaces physically provided on each property and 
all spaces represented by the existing parking nonconformity on each site. 

A. Payment of In-Lieu Fees. All in-lieu parking fees shall be paid prior 
to the issuance of the first permit (any business license or building 
permit) for which the in-lieu fees are required with one exception. 
The only exception arises when the number of in-lieu parking spaces 
exceeds five, in which case at least 40 percent of the total in-lieu fees 
shall be paid prior to the issuance of the project permit or license and 
the remaining balance shall accrue interest at the prime interest rate 
fixed on the date the first permit or license is issued. Any fees, 
including interest that will be subject to such delayed payments shall 
be evidenced by a promissory note. This promissory note shall 
provide for the payment of attorney's fees and costs to the prevailing 
party and shall be secured by a Deed of Trust. 

B. Determination of Value of Parking In-Lieu Fees. The amount to be 
charged for an in-lieu parking space shall be determined by using the 
current construction costs of public garages having Type I or Type II 
fire resistance and the regional modifier for the San Francisco area as 
supplied by the "Building Standards" of the International Conference 
of Building Officials and a factor representing land costs. Four 
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hundred square feet shall be used as the necessary area for a car to 
park and have maneuvering room with ingress and egress. The current 
construction costs per square foot shall be multiplied by the modifier 
to determine the cost per square foot to construct the parking space. 
The cost of constructing the parking space shall then be increased by 
50 percent to reflect land cost. This total shall be the fee paid for each 
full in-lieu parking space. A fee reduction of 25 percent shall be 
allowed for parking spaces required for newly-established residential 
dwelling units. 

17.38.5 Miscellaneous Regulations from Other Titles. 

A. Unlawful Acts. It is unlawful for any person to park or permit to be 
parked any vehicle, pushcart or other contrivance within the City on 
any street, parking area, park or other public land or area within the 
City, under the following conditions: 

1. Parking in Parkways. To park any vehicle in any park, 
parkway, greenbelt, planting area or sidewalk area within the 
City except within parking areas specifically designated as such 
by the City Council. 

2. Parking on Certain Streets. To park or permit to be parked on 
any portion of Ocean Avenue west of San Antonio, Del Mar 
Avenue, and Scenic Road any vehicle exceeding 12,000 pounds 
gross weight or exceeding 20 feet in length overall, including 
bumpers, or exceeding seven and one-half feet in height at its 
highest point, except when engaged in the loading or unloading 
of passengers or goods as may otherwise be permitted by law. 

[This subsection is a duplicate of Title 10, Section 10.32.080.] 
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Chapter 17.40 Signs 

Sections: 

17.40.1 

17.40.2 

17.40.3 

17.40.4 

17.40.5 

17.40.6 

17.40.7 
17.40.8 
17.40.9 

17.40.1 

Purpose. 

Permit Process. 

Business Signs. 

Interior Signs. 

Other Signs Associated With a Business. 

Residential Signs. 
Signs of Architectural, Cultural or Historical Significance. 

Temporary Signs. 
Removal of Abandoned Signs. 

Purpose. 

Signs are instrumental in maintammg the City of Carmel-by-the-Sea's 
village character, The City has no house numbering system so residents 
often place signs outside their homes for identification. Business signs 
typically are made of wood and are oriented toward the pedestrian rather 
than the automobile. These residential and business signs create a unique 
village environment, which encourages exploration and discovery. 

This chapter establishes standards and guidelines to preserve and enhance 
the appearance of the community as a place in which to live and work. 
These standards and guidelines ensure that signage is used as identification 
and not as advertisement or a notice-attracting device. Furthermore, these 
standards prevent the installation of an excessive number of signs, avoid 
visual clutter and eliminate hazards to pedestrians and motorists brought 
about by distracting signs. 

The sign standards also implement the following objectives and policies of 
the General Plan: 

01-17: Maintain diligent control over signs and other advertising or notice
attracting facilities in order to avoid unsightly, bizarre, and/or out of 
scale visual impacts, including exterior lighting and lights from 
window displays. 

P1-53 Limit the use of unnecessary or unsightly design elements such as 
excessive numbers of s1gns, nonfunctional awnings, exterior 
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displays, interior displays, and architectural contrivances used 
primarily as advertising or notice-attracting features visible from the 
public right-of-way. 

Pl-54: Prohibit business signs incorporating lights, luminous or fluorescent 
paints, or movement. 

Pl-55: Encourage the location of signs near the entrance to the businesses 
they serve. 

Pl-56: Encourage business signs that are simple in graphic design, 
informative of the business use, and compatible in color and design 
with adjoining structures. 

A sign may be erected, replaced, repainted, altered, relocated or maintained 
only in conformance with the standards and permit procedures of this 
chapter. The effect of this chapter is to: 

A. Establish a permit system to allow a variety of sign types in the 
business district and residential areas subject to the standards and 
permit procedures in this chapter. 

B. Provide for temporary signs in limited circumstances on private 
property subject to the standards and permit procedures of this 
chapter. 

C. Prohibit all signs not expressly permitted by this chapter unless 
authorized by specific action of the Design Review Board. Prohibited 
signs and displays include those which are visible from exterior areas 
accessible to pedestrians and which are flashing, self-illuminated, 
neon, phosphorescent, glossy, incorporate internal lights or movement 
or that include strings of small lights around doors or windows. Also 
prohibited are exterior signs, displays or other installation that include 
balloons, streamers, or other notice-attracting appendages. 

17.40.2 Permit Process. 

A. Administrative Approval. Upon submittal of an application, the 
following signs may be approved by the Director of Community 
Planning and Building: business signs, temporary business signs, 
business directories, menu boxes, take-away menu holders, real estate 
signs in the public right- of-way, and parking signs. In order to be 
approved, these signs must satisfy the purpose, objectives, and 
standards described in this chapter. At least once each year the 
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B. 

c. 

Division N- Provisions Applying in All or Several Districts 
Chapter 17.40 

Director shall report to the Planning Commission on the business 
signs, directories, menu boxes and take-away menu holders that have 
been approved through the administrative process. 

Planning Commission Approval. Signs which, in the opinion of the 
Director of Community Planning and Building, require exception from 
the standards described in this chapter shall be reviewed by the 
Design Review Board. The Design Review Board also shall review all 
business signs painted, etched or otherwise applied to glass, all signs 
made of plastics, fabric or imitation wood and all signs of 
architectural, cultural, and historical significance. The Board may 
grant exceptions only to the number, location and design of business 
signs. The following criteria must be satisfied to grant the exception: 

1. 

2. 

Number. Additional business signs may be permitted in unusual 
circumstances such as, but not limited to, a business that has 
entrances on two different public rights-of-way. 

Location. Signs shall clearly identify the business entrance. 
Signs shall be pedestrian-oriented except for gas stations and 
motels that are recognized by the City as predominantly 
vehicle-oriented business. Clutter from business signs at street 
frontages shall be avoided. Sign clutter along street frontages 
from multiple businesses within a courtyard or building shall be 
avoided. 

3. Design. Any exceptions to design standards shall retain 
compatibility with the design, color, and scale of the building. 

No Permit Required. The following signs on private property do not 
require a permit if they meet the purpose, objectives, and standards in 
this chapter as determined by the Director of Community Planning 
and Building: interior signs, alarm system identification signs, 
house/occupant name, no soliciting/no handbills, 
garage/rummage/estate sale, home business, public information signs 
(exit, restroom, elevator, etc.) and a variety of temporary signs as 
identified in this chapter. Signs which, in the opinion of the Director, 
are out of the ordinary or which do not meet the purpose, objectives 
and standards of this chapter shall be removed or referred to the 
Design Review Board for review. 
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17.40.3 Business Signs. 

A. 

B. 

Objectives. The primary objective of sign review is to implement the 
objectives and policies of the General Plan by maintaining the 
community's village character and natural beauty. To achieve this 
objective, business signs shall be: 

1. Informative of the business name and use. The business name 
shall be the primary design feature on the sign, and all logos 
and other graphics shall be subordinate to the business name; 

2. 

3. 

4. 

Simple in design. Any creative graphic depictions should be 
related to the business use and in scale with sign text; 

Oriented toward the pedestrian environment within the 
commercial district; 

Compatible in design, color, size and scale to the business 
storefront, adjoining structures and surroundings; and 

5. Made of permanent and natural materials such as wood, 
wrought iron, ceramic or stone unless otherwise approved by 
the Planning Commission. 

Types of Business Signs. 

1. There are four types of business signs that are allowed in the 
commercial district: 

2. 

3. 

4. 

5. 

5. 

An exterior wall business sign is attached to a wall, fascia or 
window and only one side of the sign is visible. 

An exterior hanging business sign hangs from a bracket 
mounted to a wall or overhang. Both sides of the sign are 
typically visible to pedestrians and contain identical designs. 

An exterior monument business sign is freestanding and 
separate from adjacent buildings. This type of sign is typically 
mounted on a post or a solid base. 

An interior business sign is located within the interior of a 
business, visible from exterior areas accessible to pedestrians, 
nd includes the business name or an identifying portion of the 
business name. Business names and logos on merchandise are 
not considered signs. 
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c. Exterior Business Signs. 

Maximum Number of Business Signs 

Maximum Letter Size 

Maximum Area (Hanging Sign) 

Maximum Area (Wall/Monument Sign) 

Location 

Design 

Material 

Note: Sign area shall be calculated as follows: 

One 

Division IV- Provisions Applying in All or Several Districts 
Chapter 17.40 

Ten inches 

Three square feet 

Six square feet 

- Close as possible to the business entrance 

- Below eave or parapet line of building 

- Hanging signs shall not project more than 30" from face of 

building 

- Hanging signs shall maintain 7' vertical clearance from 

sidewalk for pedestrians 

- Monument signs shall not be mounted higher than 3' from 

ground 

- Informative of business name and use 

- Simple in graphic design 

- Compatible in design, color, size and scale with business 

storefront, adjoining structures and surroundings 

- Any graphic or pictorial representations shall be usually 

subordinate to the text on the sign 

Permanent, natural materials such as wood or lettering 

painted on glass, wrought iron, ceramic and stone 

All faces of a multi-faced sign shall be included in the calculation of area except for a double-faced hanging or 

monument sign, in which case only one face shall be included. 

For irregularly shaped signs, the area shall be that of the smallest rectangle that wholly contains the sign. 

Brackets or other appurtenances incorporating design elements that are descriptive or informative of the 

business use will be included as part of the sign area. Also included are vacancy/no vacancy sign riders for 

motel/hotel signs. 

D. Lighting of Exterior Signs. Businesses open to the public during 
hours of darkness shall be allowed limited exterior lighting to enable 
patrons to find and identify the business. These lights shall be turned 
off when the business is closed each evening. 
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- One per three square feet of 

sign area 

or 

- One for each side of a double

faced hanging sign 

- Incandescent (25 watts) 

- Halogen (20 watts) 

17.40.4 Interior Signs. 

- Small, bullet-type fixtures 

painted to match surroundings 

- Mounted to nearby building 

element (wall, eave, post, etc.) or 

incorporated into support 

bracket 

- Not designed or mounted so as 

to become part of the sign 

- Architecturally compatible with 

building or mounted to be 

recessed or shielded or 

otherwise not readily visible to 

pedestrians 

- Aimed directly toward sign but 

not toward eye level of 

pedestrian or vehicle traffic 

A. Interior Signs. Those interior signs that are visible from exterior 
areas accessible to pedestrians and which meet the following standards 
are allowed without a permit. All interior signs shall be designed and 
lettered in a professional and attractive manner. Interior signs that do 
not meet these standards are prohibited. 

inches 

One square Two square One inch 

foot feet 

/V-86 

operation, will return, alarm, 

no food or drink, credit card 

(see note 2) 

- Unlimited content 

- Business name or 

identifying part of the 

business name are limited in 
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N/A 

Notes: 

Division IV- Provisions Applying in All or Several Districts 
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Six square 

feet 

Three 

inches 

each sign 

- Unlimited content 

- Business name or 

identifying part of the 

business name are limited in 

area to I 0% or less of each 

sign 

Signs advertising general sales or closing-out sales/going out of business shall adhere to the standards for 

permitted interior signs and may be displayed for no more than 90 days within any 12-month period 

pursuant to CMC 5.20.020. 

Credit card signs shall not exceed two square inches per sign and are exempt from the maximum aggregate 

area standards applicable to signs affixed to windows. Alarm system identification signs 144 square inches or 

smaller in sizes are exempt from the maximum aggregate area standards applicable to signs affixed to 

windows. 

17.40.5 Other Signs Associated With a Business. 

A. 

One 

B. 

Temporary Business Sign. A "temporary business sign" refers to a 
sign temporarily approved by the City while a permanent sign is being 
made or is awaiting City review. 

Three square 

feet 

Shall be removed upon approval of a 

permanent sign or upon expiration of 

the temporary approval 

- Simple in graphic design 

- Limited to business 

name and opening date 

Business Directory. A "business directory" is a permanent sign 
listing the names of several individual businesses located on the same 
property, or in the same courtyard or building. 
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One per 

courtyard or 

building 

N/A Business placards 

-one inch 

lettering 

On private 

property 

• Simple in design 

• Compatible in design, color, and 

scale with adjacent buildings 

Note: Multiple businesses which share a common entry from the exterior shall be entitled to a business sign 

only on the interior of the building. Directories may be placed on the building exterior to identify the 

interior businesses. 

C. Restaurant Menu Signs. Restaurant menu signs are allowed in two 
forms: contained within menu boxes (for restaurants) and take-away 
menus (for all food uses). 

1. Menu Box. A menu box is a permanently mounted architectural 
element on, or immediately adjacent to, the business for 
displaying menus, awards, or daily specials in restaurants. 

2. Take-Away Menu Holder. A take-away menu holder is a small, 
temporary or permanent container holding take-away menus for 
free distribution to the public. 

Menu box One Four square - Not affixed to Menu identical to • Compatible with 

feet door or window that being used in scale, colors, and 

• At the entry the restaurant, materials of 

special menus, storefront 

awards 

Take-away One square • At the entry Take-away menus • Constructed of 

menu holder foot • Not affixed to only wood or basketry 

D. 

a window 

Parking Sign. A sign that authorizes or prohibits the parking of 
specified vehicles on private property in the commercial (CC, SC, 
RC) and multifamily (R-4) districts. 
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One per 

property 

frontage 

17.40.6 

Two 

square 

feet 

Division N- Provisions Applying in All or Several Districts 
Chapter 17. 40 

Three - Private property States parking rights on 

inches _ Installed on walls, the property and cites 

fences, or building CMC 1 0·32.080(H) 

- Location must be 

reasonably visible to 

motorists 

Compatible in design 

and color with 

storefront or building 

Residential Signs. 

A. Residential Signs. Residential signs are permitted without City 
review if the signs meet the purpose, objectives and standards listed 
below and in Section 17 .40 .1: Purpose. If the sign is not listed below 
or all of the standards have not been satisfied, the sign requires 
Planning Commission review. 

House/ One Two No limit Private Natural and House or 

Occupant square property permanent occupant name 

Name feet material 

required 

No Soliciting/ One each 2" X 12" N/A -Private Permanent No soliciting/ no 

No Handbills/ property material handbills 

No -Only at required 

Trespassing property line, 

front gate, 

front door or 

entry point 

Home One One No limit Private Natural and Business name 

Business square property permanent on city business 

foot materials license 

required 
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- The sign contributes to the architectural, cultural, or historical character of the community I 
- The sign would not create confusion to the public or to public safety officials in responding to 

emergencies 

- The sign would not adversely affect the health, safety, or welfare of the community I 
17.40.7 Temporary Signs. I 
A. Temporary Signs. I 

I 
Garage/ One Three Three inches -On private Less than N/A 

Yard/ square feet property permanent I 
Rummage where the material 

I Estate sale is allowed 

Sale located I 
-Only 

during hours 

of sale not I 
nailed to 

trees I 
Charitable One per Three square Three N/A less than -Maximum 

Organizati business feet inches permanent display of I 5 

on/ material allowed days I 
Special - Displayed four 

Event times a year 

-Must be 
I 

removed at end 

of event I 
Health, N/A Minimum size No limit N/A less than Minimum time 

Safety, and needed permanent necessary 

Welfare material allowed I 
Construed One per Per sign- No limit Private Permanent or Must have active 

on contractor, three square property less than building permit 

architect, feet permanent 
I 

or sub- material allowed 

I 
IV-90 
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contractor 

Aggregate 

area- six 

square feet 

area 

Real Estate One per Three square Three inches -Only on the Less than -Limited to 

property feet (excludes private permanent property that is 

frontage support base property that material allowed for sale, lease, 

and sign is for sale, rent, or 

riders) exchange, or exchange 

rent -Owner or 

-Refer to agent name, 

note I address and 

telephone 

number 

- Directions to 

property 

-Brochure 

boxes are 

allowed 

Real Estate One per 6" tall X 24" No limit -Only on the Less than e.g., 

Sign Riders real estate wide private permanent Condominiums; 

sign property that material allowed Do Not 

is for sale, Disturb; By 

exchange, or Appointment 

rent Only; For Lease; 

-Refer to For Rent; Sale 

note I or Lease; Sale 

Pending; 

Directions (if 

not on real 

estate sign), 

Features 
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Open One per Three square No limit -Only on the Less than -limited to 

House property feet private permanent open house, 

frontage property that material allowed name of real 

is for sale, estate company 

exchange, or and directions 

rent to property 

-Refer to - Only during 

note I daylight hours 

Notes: 

May be placed on public property only with issuance of an encroachment permit. 
This permit will be authorized only when: 

Trees, shrubs or structures prevent the sign from being seen on private property; 

All signs shall be mounted on a four-inch by four-inch wooden post; and 

Sign location is to be determined by Director of the Department of Community Planning and Building. 

17.40.8 Removal of Abandoned Signs. 

A. Termination of Approved Applications. 

Approved applications for signs and brackets shall be considered null and 
void when any of the following conditions are found to exist: 

B. 

1. The sign was not built or placed in strict compliance with the 
conditions of the approval. 

2. The sign was not placed on the site, in the approved location, 
within 90 days from the date of approval and no extension of 
time has been granted by the Director of the Department of 
Community Planning and Building. 

3. The sign refers to a business that no longer exists, whose 
license has lapsed, whose business name has changed, or to 
which for any other reason the sign no longer applies. 

Removal of Abandoned Signs. Signs, directories, menu boxes, take
away menu holders, and supporting brackets abandoned due to a 
closing of a business, change in the business name, or for any other 
reason shall be removed by the permit holder and/or owner of the 
building or premises within 10 days from the date of the action that 
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caused the sign or supporting bracket to be abandoned. The Director 
of the Department of Community Planning and Building shall 
determine when a sign or bracket is abandoned. The decision shall be 
sent by certified mail to the permit holder at his last known address 
and to the property owner as shown on the latest County Assessor's 
roll. An appeal may be filed within five days of receipt of a written 
notice of the decision. Said notice shall include. 

1. A general description of the sign or bracket; 

2. That the reasonable costs of removal, as well as an 
administrative charge, may be assessed in accordance with local 
ordinance and placed as a lien on the property; 

3. That the assessments can be avoided by removal of the sign or 
bracket within 72 hours of the date of the notice; 

4. That upon a finding of abandonment, written notification and 
removal of a sign located in the public right-of-way, the sign 
shall be held by the City for 15 days and then disposed of; and 

5. Where the sign may be reclaimed for an abandoned sign 
removed from the public right-of-way. 

The cost of removal of an abandoned sign and administrative charge 
shall be determined by City Council resolution. 
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Chapter 17.41 (RESERVED) 

Division IV- Provisions Applying in All or Several Districts 
Chapter 17.41 
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Chapter 17.42 Storm Water Quality and Utility 

Sections: 

17.42.1 

17.42.2 
17.42.3 

17.42.4 
17.42.5 

17.42.1 

Purpose. 
Urban Runoff Water Quality and Discharge Management. 

Special Permit. 
Discharge of Swimming Pool Wastewater. 

Storm Water Utility. 

Purpose. 

The provisions of this Section are intended to ensure the health, safety, and 
general welfare of citizens, and protect and enhance the water quality of 
watercourses and water bodies in compliance with the Federal Clean Water 
Act (33 USC 1251 et seq.), by reducing pollutants in storm water discharges 
to the maximum extent practicable, by prohibiting non-storm water 
discharges to the storm drain system, and by managing the City's storm and 
surface water drainage system. Requirements of this chapter shall be 
implemented and enforced in accordance with schedule adopted as part of 
the National Pollution Discharge Elimination System Phase II permit 
(NPDES). 

17.42.2 Urban Runoff Water Quality and Discharge Management. 

A. 

B. 

Applicability. This Section shall apply to all water entering the storm 
drain system generated on any developed and undeveloped lands 
within the City. 

Administration. 

1. 

2. 

Responsibility for Administration. The Public Works Director 
shall administer, implement, and enforce the provisions of this 
Section. Any powers granted to or duties of the Public Works 
Director may be delegated in writing by the Public Works 
Director to persons or entities acting in the beneficial interest of 
or in the employ of the City. 

Regulatory Consistency. This Section shall be construed to 
ensure consistency with the requirements of the Clean Water 
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c. 

Act and Porter-Cologne Act, and statutes and regulations that 
amend or supplement those Acts. 

3. Ultimate Responsibility of Discharger. The requirements of this 
Section are minimum standards; therefore this Section does not 
intend nor imply that compliance by any person will ensure that 
there will be no contamination, pollution, nor unauthorized 
discharge of pollutants into waters of the U.S. caused by that 
person. This Section shall not create liability on the part of the 
City, or any agent or employee of the City, for any damages 
that result from any discharger's reliance on this Section or any 
administrative decision in compliance with this Section. 

Discharge Prohibitions. 

1. General Prohibition. No person shall discharge or cause to be 
discharged into the municipal storm drain system or 
watercourses any materials, including pollutants or waters 
containing any pollutants, that cause or contribute to a violation 
of applicable water quality standards, other than storm water. 
The commencement, conduct or continuance of any other 
discharge to the storm drain system is prohibited, except for the 
following. 

a. The following types of discharges will not be considered 
a source of pollutants to the storm drain system and to 
waters of the U.S. when properly managed in a manner 
approved by the Director of Public Works to ensure that 
no potential pollutants are present, and therefore are not 
considered illegal discharges unless determined to cause a 
violation of the provisions of the Porter-Cologne Act, 
Clean Water Act, or other provisions of this section: 
potable water line flushing; uncontaminated pumped 
groundwater and other discharges from potable water 
sources; landscape irrigation and lawn watering; diverted 
stream flows; rising groundwater; groundwater 
infiltration to the storm drain system; uncontaminated 
foundation and footing drains; uncontaminated water 
from crawl space pumps; air conditioning condensation; 
uncontaminated non-industrial roof drains; springs; 
individual residential and occasional non-commercial car 
washing; flows from riparian habitats and wetlands; de
chlorinated swimming pool discharges; street wash 
waters; and flows from fire fighting. 
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2. 
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Chapter 17.42 

b. This prohibition shall not apply to any non-storm water 
discharge permitted under an NPDES permit, waiver, or 
waste discharge order issued to the discharger and 
administered by the State of California under the 
authority of the Federal Environmental Protection 
Agency, provided that the discharger is in full 
compliance with all requirements of the permit, waiver, 
or order and other applicable laws and regulations, and 
provided that written approval bas been granted by the 
City for any discharge to the storm drain system. 

c. With the written concurrence of the Regional Board, the 
City may grant a written exemption for other specific 
non-storm water discharges which are not a source of 
pollutants to the storm drain system nor the waters of the 
U.S. Notwithstanding the requirements of Subsection E.l 
(Authority to Inspect), the Public Works Director may 
require by written notice that a person responsible for an 
illegal discharge immediately, or by a specified date, 
discontinue the discharge and, if necessary, take 
measures to eliminate the source of the discharge to 
prevent the occurrence of future illegal discharges. 

Illicit Connections. The construction, use, maintenance or 
continued existence of illicit connections to the storm drain 
system is prohibited. This prohibition expressly includes, 
without limitation, illicit connections made in the past, 
regardless of whether the connection was permissible under law 
or practices applicable or prevailing at the time of connection. 

a. The Public Works Director may require by written notice 
that a person responsible for an illicit connection to the 
storm drain system comply with the requirements of this 
Section to eliminate or secure approval for the connection 
by a specified date. 

b. If, subsequent to eliminating a connection found to be in 
violation of this Section, the responsible person can 
demonstrate that an illegal discharge will no longer 
occur, the person may request City approval to 
reconnect. The reconnection or reinstallation of the 
connection shall be at the expense of the responsible 
person. 
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D. 

3. Waste Disposal. No person shall throw, deposit, leave, 
maintain, keep, or permit to be thrown, deposited, left, or 
maintained, in or upon any public or private property, 
driveway, parking area, street, alley, sidewalk, component of 
the storm drain system, or water of the U.S., any. liquids, 
powders, refuse, rubbish, garbage, litter, or other discarded or 
abandoned objects, articles, and accumulations, so that they 
may cause or contribute to water pollution. Wastes deposited in 
proper waste receptacles for the purposes of collection are 
exempted from this prohibition. 

4. Discharges in Violation of Industrial or Construction Activity 
NPDES Storm Water Discharge Permit. Any person subject to 
an industrial or construction activity NPDES storm water 
discharge permit shall comply with all provisions of the permit. 
Proof of compliance with the permit may be required in a form 
acceptable to the Public Works Director prior to or as a 
condition of a subdivision map, site plan, building permit, or 
development or improvement plan; upon inspection of the 
facility; during any enforcement proceeding or action; or for 
any other reasonable cause. 

Regulations and Requirements. 

1. Prevention, Control, and Reduction of Storm Water 
Pollutants. 

a. Authorization to adopt and impose best management 
practices. The City will adopt a Storm Water Pollution 
Prevention Program (SWPPP) that includes the best 
management practices (BMPs) for any activity, 
operation, or facility that may cause or contribute to 
pollution or contamination of storm water, the storm 
drain system, or waters of the U.S. Where best 
management practices requirements are promulgated by 
the City or any Federal, State, or regional agency for any 
activity, operation, or facility that would otherwise cause 
the discharge of pollutants to the storm drain system or 
water of the U.S., every person undertaking the activity 
or operation, or owning or operating the facility shall 
comply with these requirements. The Public Works 
Director will report to the Council annually on the status 
of implementation of BMPs, the pollutants of concern to 
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b. 

c. 

Division IV- Provisions Applying in All or Several Districts 
Chapter 17.42 

be addressed the next year, and any new BMPs to be 
developed. 

New Development and Redevelopment. The City may 
adopt requirements identifying appropriate best 
management practices to control the volume, rate, and 
potential pollutant load of storm water runoff from new 
development and redevelopment projects as may be 
appropriate to minimize the generation, transport and 
discharge of pollutants. The City shall incorporate these 
requirements in any land use entitlement and construction 
or building-related permit to be issued for the 
development or redevelopment. 

Responsibility to Implement Best Management Practices. 
Notwithstanding the presence or absence of requirements 
promulgated in compliance with Subsections D .1. a and 
D .1. b, any person engaged in activities or operations, or 
owning facilities or property which will or may result in 
pollutants entering storm water, the storm drain system, 
or waters of the U.S. shall imple1llent best management 
practices to the maximum extent practicable as 
determined by the Director of Public Works to prevent 
and reduce the pollutants. 

1. The owner or operator of a commercial or 
industrial establishment shall provide to the 
maximum extent practicable protection, as 
determined by the Director, from accidental 
discharge of prohibited materials or other wastes 
into the municipal storm drain system or 
watercourses. 

11. Facilities to prevent accidental discharge of 
prohibited materials or other wastes shall be 
provided and maintained at the owner or operator's 
expense. 

111. Best management practices required by the City 
can be obtained from the Public Works Department 
or the Community Planning and Building 
Department. 
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E. 

2. Watercourse Protection. Every person owning property through 
which a watercourse passes, or the person's lessee, shall keep 
and maintain that part of the watercourse within the property 
free of trash, debris, excessive vegetation, stagnant pools of 
water and other obstacles that would pollute, contaminate, or 
significantly retard the flow of water through the watercourse to 
the extent required by the Director of Public Works. In 
addition, the owner or lessee shall maintain existing privately 
owned structures within or adjacent to a watercourse, so that 
such structures will not become a hazard to the use, function, 
or physical integrity of the watercourse. The owner or lessee 
shall not remove healthy bank vegetation beyond that actually 
necessary for maintenance, nor remove said vegetation in such 
a manner as to increase the vulnerability of the watercourse to 
erosion. The property owner shall be responsible for 
maintaining and stabilizing that portion of the watercourse that 
is within their property lines to protect against erosion and 
degradation of the watercourse on-site and downstream. 

3. Remediation. Whenever the Public Works Director finds that a 
discharge of pollutants is taking place or has occurred which 
will result in or has resulted in pollution of storm water, the 
storm drain system, or water of the U.S., the Public Works 
Director may require by written notice to the owner of the 
property and/or the responsible person that the pollution be 
remediated and the affected property restored within a specified 
time in compliance with Subsection F. (Enforcement). 

Inspection and Monitoring. 

1. Authority to Inspect. Whenever necessary to make an 
inspection to enforce any provision of this Section, or whenever 
the Public Works Director has cause to believe that there exists, 
or potentially exists, in or upon any premises any condition 
which constitutes a violation of this Section, the Director may 
enter such premises at all reasonable times to inspect the same 
and to inspect and copy records related to storm water 
compliance. In the event the owner or occupant refuses entry 
after a request to enter and inspect has been made, the City is 
hereby empowered to seek assistance from any court of 
competent jurisdiction in obtaining such entry. 

2. Authority to Sample, Establish Sampling Devices, and Test. 
During any inspection in compliance with this Section, the 
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F. 
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Public Works Director may take any samples and perform any 
testing deemed necessary to aid in the pursuit of the inquiry or 
to record site activities. 

Enforcement. 

1. Violations. It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this 
Section. A violation of or failure to comply with any of the 
requirements of this Section shall constitute a misdemeanor. 
Such persons may also be in violation of the Clean Water Act 
and/or the Porter-Cologne Act and may be subject to the 
sanctions of those acts including civil and criminal penalties. 
Any enforcement action authorized under this Section may also 
include written notice to the violator of this potential liability. 

2. Notice of Violation. Whenever the Public Works Director finds 
that a person has violated a prohibition or failed to meet a 
requirement of this Section, the Public Works Director may 
order compliance by written notice of violation to the 
responsible person. The notice may require without limitation: 

a. The performance of monitoring, analyses, and reporting; 

b. The elimination of illicit connections or discharges; 

c. 

d. 

e. 

f. 

g. 

That violating discharges, practices, or operations shall 
cease and desist; 

The abatement or remediation of storm water pollution or 
contamination hazards and the restoration of any affected 
property; and 

Payment of compensation to cover administrative and 
remediation costs; and 

The implementation or maintenance of source control or 
treatment BMPs. 

Payment of a fine as determined by action of the City 
Council. 

If abatement of a violation and/or restoration of affected 
property is required the notice shall set forth a deadline within 
which remediation or restoration must be completed. The notice 
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3. 

4. 

5. 

shall further advise that, should the violator fail to remediate or 
restore within the established deadline, the work will be done 
by the City or a contractor designated by the Public Works 
Director, with the cost of the work charged to the violator in 
compliance with subsection F.4 (Abatement by City). 

Appeal. Notwithstanding the provisions of subsection F .6 
(Urgency Abatement), any person receiving a Notice of 
Violation in compliance with subsection F .2 (Notice of 
Violation), may appeal the determination of the Public Works 
Director to the City Administrator. The notice of appeal must 
be received by the City Administrator within five days from the 
date of the Notice of Violation. Hearing on the appeal before 
the City Administrator or his/her designee shall take place 
within 15 days from the date of City's receipt of the notice of 
appeal. The decision of the City Administrator or designee shall 
be final. 

Abatement by City. If the violation has not been corrected in 
compliance with the requirements in the Notice of Violation, 
or, in the event of an appeal in compliance with subsection E.3, 
within 10 days of the decision of the City Administrator 
upholding the decision of the Public Works Director, then the 
City or a contractor designated by the Public Works Director 
may enter upon the subject private property and is authorized to 
take any and all measures necessary to abate the violation 
and/or restore the property. It shall be unlawful for any person, 
owner, agent or person in possession of any premises to refuse 
to allow the City or designated contractor to enter upon the 
premises for the purposes set forth above. 

Charging Cost of Abatement/Liens. Within 30 days after 
abatement of the nuisance by the City, the Public Works 
Director shall notify the property owner of the property of the 
cost of abatement, including administrative costs. The property 
owner may file a written protest objecting to the amount of the 
assessment with the City Clerk within 15 days. The City Clerk 
shall set the matter for public hearing by the City Council. The 
decision of the Council shall be set forth by resolution and shall 
be fmal. 

If the amount due is not paid within 10 days of the decision of 
the Council or the expiration of the time in which to file an 
appeal under this Section, the charges shall become a special 
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6. 

7. 

8. 

17.42.3 

Division N- Provisions Applying in All or Several Districts 
Chapter 17.42 

assessment against the property and shall constitute a lien on 
the property for the amount of the assessment. A copy of the 
resolution shall be turned over to the County Auditor so that the 
auditor may enter the amounts of the assessment against the 
parcel as it appears on the current assessment roll, and the tax 
collector shall include the amount of the assessment on the bill 
for taxes levied against the parcel of land. 

Urgency Abatement. The Public Works Director is authorized 
to require immediate abatement of any violation of this Section 
that constitutes an immediate threat to the health, safety or 
well-being of the public. If the violation is not abated 
immediately as directed by the Public Works Director, the City 
is authorized to enter onto private property and to take any and 
all measures required to remediate the violation. Any expense 
related to the remediation undertaken by the City shall be fully 
reimbursed by the property owner and/or responsible party. 
Any relief obtained under this Section shall not prevent City 
from seeking other and further relief authorized under this 
Section. 

Compensatory Action. In lieu of enforcement proceedings, 
penalties, and remedies authorized by this Section, the Public 
Works Director may impose upon a violator alternative 
compensatory actions, including storm drain stenciling, 
attendance at compliance workshops, creek cleanup, etc. 

Violations Deemed a Public Nuisance. In addition to the other 
enforcement processes and penalties provided by this Section, 
any condition caused or permitted to exist in violation of any of 
the provisions of this Section is a threat to public health, safety, 
and welfare, and is declared and deemed a nuisance, and may 
be summarily abated or restored by the City at the violator's 
expense, and/or a the City may take civil action to abate, 
enjoin, or otherwise compel the cessation of the nuisance. 

Special Permit. 

In special circumstances, the Director of Public Works may issue a permit 
for the regular discharge of quantities in excess of two gallons per hour 
when, in his/her opinion the special circumstances so justify, as in the case 
of sump pumps used for the removal of water from the subareas of 
structures. 
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17.42.4 Discharge of Swimming Pool Wastewater. 

I 
I 
I 

Swimming pool wastewater and pond water shall be disposed of as provided I 
for by regulation of the Carmel Area Wastewater District. 

17.42.5 Storm Water Utility. 

A. 

B. 

c. 

Utility Created. A Storm Water Utility is created as a City enterprise 
to operate, maintain and fund the City's storm and surface drainage 
system in accordance with the authority granted to the City by 
Government Code Section 54725 et seq. Utility functions include, but 
are not limited to, permitting, operating, maintaining, planning, 
designing, constructing, regulating, surveying, water quality testing 
and inspecting storm and surface water management facilities and 
programs. 

Management of the Storm Water Utility. 

1. The Public Works Director shall serve as Director of the Utility 
and shall be responsible for administering and managing the 
operations of the storm and surface water· management system 
in accordance with the adopted NPDES permit and/or other 
provisions established by the City Council. 

2. The City Council may adopt storm and surface water 
management programs or other regulations to facilitate 
operation of the Utility. 

Fees - Collection. The City Council may establish a Storm Water 
Utility fee to be charged to users of the storm and surface drainage 
system, in accordance with the requirements of Article XIIID of the 
State Constitution (Proposition 218) and any associated legislation. 
The basis and the amount of the fee will be established as permitted 
by statute. The purpose of the fee is to offset the costs of the SWPPP 
and implementation of BMP's to improve the quality of the storm and 
surface water and the expense of planning, permitting, designing, 
establishing, acquiring, developing, constructing or improving storm 
and surface water management facilities or operations, or to pay or 
secure the payment of any indebtedness incurred for such purpose. 

The Finance Director, in accordance with provisions set forth in the 
resolution establishing the basis and amount of the fee, shall collect 
any fee imposed pursuant to this chapter. The fees may be collected 
directly from users, or the collection may be contracted to other 
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public or private utilities in conjunction with their utility bills, or to 
the County as part of the property tax assessment. 
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Chapter 17.44 Subdivisions and Lot Line Adjustments 

Sections: 

17 .41.1 Purpose. 

17.41.2 Applications. 
17.41.3 Standards and Criteria for Review. 

17.41.4 Approval of Applications. 
17.41.5 Appeal. 

17.44.1 Purpose. 

The purpose of this chapter is to ensure compliance with zoning and building 
laws and to provide a procedure for approving subdivisions and making lot 
lines adjustments consistent with the laws of the City, County and State. 

17.44.2 Applications. 

A. Applications for subdivisions or lot line adjustments shall be 
submitted to the Director of the Department of Community Planning 
and Building and shall include the following information plus 
additional information required by the City: 

1. 

2. 

3. 

4. 

5. 

Legal description of all lots involved; 

Names, addresses and telephone numbers of all owners of each 
lot, parcel or property involved; 

Names, addresses and telephone numbers of all applicants; 

A title search and a copy of all easements, deed restrictions or 
other instruments controlling use, rights or ownership of all 
properties involved; 

A Tentative Record of Survey Map or a Tentative Parcel Map 
for subdivisions or where a proposed lot split might lead to the 
creation of additional building sites showing the location of all 
existing lot lines and all proposed lot lines, which map, when 
final, shall meet all the requirements for filing with the 
Monterey County Recorder; 
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B. 

6. A Zoning and Building Data Map which may be a copy of the 
record of survey map, drawn to scale, showing all existing 
buildings, all existing driveways, all proposed driveways, all 
proposed parking places (garages, pads, etc.), all existing 
fences and retaining walls, all existing decks and all existing 
trees having a diameter three feet above the ground of greater 
than three inches. This map may be provided on two separate 
sheets for existing conditions and proposed conditions if this 
would be more clear; 

7. A contour map, if requested by the Director of the Department 
of Community Planning and Building. 

A tentative record of survey map is required to be filed with the 
application in recognition of the possibility that the map will have to 
be changed before approval is granted. The applicant may file with 
the application a record of survey map ready for filing with the 
County Recorder but s/he does so at his own risk. The zoning and 
building data map is to be filed separately because the information on 
it is not required for a record of survey map. 

17.44.3 Standards and Criteria for Review 

The following conditions and standards and criteria for review shall be 
considered when evaluating all lot line adjustment applications: 

A. No subdivision or lot line adjustment shall be approved which 
increases or creates a zoning nonconformity. All lots and sites created 
shall comply with minimum standards established for the zoning 
district which the property is located. 

B. 

c. 

No subdivision or lot line adjustment shall be approved which 
increases or creates a zoning violation or any other kind of illegality. 

No lot line adjustment shall be approved that could lead to the 
creation of an additional building site unless a parcel map is prepared. 
For example if the minimum lot size is 4,000 square feet and there are 
two adjoining lots, one of which is 7,000 square feet and another of 
5,000 square feet, no lot line adjustment shall be allowed which would 
result in one lot of 8,000 square feet and one lot of 4,000 square feet 
because the newly created lot of 8,000 square feet could possibly be 
divided into two lots of 4,000 square feet. 
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D. Until there is sufficient water allocated in the City's water 
management program to provide for development of all existing lots 
of record within the City no subdivision or lot line adjustment 
application shall be approved that would result in the creation an 
additional lot of record, parcel, or building site if such creation would 
increase the demand for water resources. 

E. Approval of a subdivision or lot line adjustment shall be conditioned 
upon all zoning requirements being met on all lots involved in the 
subdivision or lot line adjustment. The Planning Commission may 
expect preexisting zoning nonconformities from this requirement if 
compliance is determined not to be in the public interest or contrary to 
the General Plan. 

F. If, when curing a nonconformity or illegality that would be created by 
a lot line adjustment, one side of a building must be moved because it 
is too close to the proposed new line, another side of the building 
which is nonconforming shall not be required to be conformed unless 
the building is moved, demolished, or rebuilt. 

G. Lot line adjustments increasing the average length of frontage on 
public streets for each lot involved in the lot line adjustment shall be 
encouraged. 

H. Lot line adjustments tending to straighten lot lines shall be 
encouraged. 

I. Lot line adjustments tending to cause lots to be more rectangular in 
shape shall be encouraged. 

J. Where, in the opinion of the Planning Commission, curing of existing 
nonconformities is deemed reasonable when considering the public 
health, safety and welfare as well as the financial cost, the cure of 
such nonconformities shall be required. 

K. Other conditions may be required as the City deems reasonable and 
proper for the protection of the public health, safety and welfare. 

L. Where a subdivision or lot line adjustment will result in or lead to the 
relocation of driveways or parking places on private property, the 
effect of such relocation on existing trees shall be taken into 
consideration and conditions reasonably related to the protection of 
existing trees and the location of driveways and parking places shall 
be established. No subdivision or lot line adjustment shall be approved 
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that would require removal of a significant tree or create a building 
site that would not be viable without removing one or more significant 
trees. 

M. All subdivisions and lot line adjustments approved shall comply with 
the minimum lot or parcel sizes established for the zoning district 
where the property is located. 

N. Subdivisions and lot line adjustments resulting in the creation of 
additional building sites shall be approved only when consistent with 
the general pattern of lot sizes found in the immediate neighborhood 
(within 300 feet of the site) and when significant vegetation and other 
environmental resources on the site will be protected. 

0. When determined to be consistent with the General Plan/Coastal Land 
Use Plan, approval of subdivisions and lot line adjustments shall 
include easements for protection of natural resources and/or coastal 
resources, including but not limited to, scenic views, sensitive 
habitats, wetlands and coastal accessways. When establishing new lots 
and/or lot boundaries the decision making body shall consider the 
physical constraints and biological constraints of the property and 
ensure that there will be sufficient buildable area to allow reasonable 
development on each lot affected after deducting areas limited by 
easements, slopes and other factors. 

17.44.4 Approval of Applications. 

Applications for lot line adjustments or the filing of merger documents 
resulting in the consolidation or merger of existing lots of record, or 
consolidating or merging combinations of existing lots and lot fragments, to 
create larger whole lots of record in the R-1 District, may be approved by 
the Director of Community Planning and Building. All other applications for 
subdivisions and lot line adjustments shall require review for approval by the 
Planning Commission. Applications for subdivisions and lot line adjustments 
resulting in the creation of additional lots or record or additional parcels, 
including condominiums, shall require a coastal development permit. The 
City shall follow all applicable procedures in the Subdivision Map Act when 
processing any application for subdivision or lot line adjustment. 

A. Certification Letter. The Planning Commission may request a report 
from the Director of Public Works and the City Forester before 
approving an adjustment. Upon approval of a lot line adjustment by 
the Planning Commission, the Director of the Department of 
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Community Planning and Building shall certify by letter the fact of 
approval. The certification letter shall be sent to the applicant. A copy 
of the certification letter and the final record of survey map or parcel 
map shall be sent by the Director of the Department of Community 
Planning and Building to the County Surveyor or other appropriate 
County official. 

B. Denial. If the request for the subdivision or lot line adjustment is 
denied, the Director of the Department of Community Planning and 
Building shall send a denial letter to the applicant. 

17.44.5 Appeal. 

Appeal from a decision of the Planning Commission shall be in accordance 
with Chapter 17.54: Appeals of this title. 
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Chapter 17.46 Telecommunications and Wireless Facilities. 

Sections: 

17.46.1 

17.46.2 

17.46.3 

17.46.4 

17.46.5 

17.46.6 

17.46.7 

17.46.1 

Purpose. 
General Development Standards. 

Field Strength. 
Site Location. 
Design Review. 
Noncompliance with Health or Safety Standards. 

Termination or Abandonment .. 

Purpose. 

The purpose of this chapter is to establish comprehensive requirements and 
development standards for the siting, design, construction, maintenance and 
monitoring of wireless communications facilities in Carmel-by-the-Sea. The 
regulations contained herein are designed to promote public health, safety 
and community welfare, preserve the natural resources and scenic quality of 
Carmel-by-the-Sea and protect the health and character of the City's 
residential neighborhoods while encouraging managed development of 
telecommunications infrastructure and services throughout the City. 

The provisions of this section are intended to: 

A. Comply with all applicable goals, objectives and policies of the 
General Plan. 

B. 

c. 

D. 

E. 

Minimize adverse aesthetic impacts associated with wireless 
communications facilities in all districts. 

Comply with all Federal Communications Commission rules, 
regulations and standards. 

Comply with the California Public Utilities Commission regulations 
and standards. 

Protect the citizens of Carmel-by-the-Sea from the possible adverse 
health effects associated with exposure to high levels of radio 
frequency radiation. 
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F. 

G. 

Create and preserve telecommunication facilities that will serve as an 
important and effective part of Carmel-by-the-Sea's emergency 
response network. 

Insure that the operation of new facilities will not cause interference 
with existing nearby facilities such that the existing facility would be 
required to increase its source of power or other equipment to 
continue proper service. 

17.46.2 General Development Standards. 

A. Wireless communications facilities shall be allowed within all zones 
except the R-1 district. Such facilities shall be discouraged in open 
space areas, areas of extraordinary scenic quality and in the R-4 
district. 

B. 

c. 

D. 

A conditional use permit shall be required for the installation and 
operation of all wireless communications facilities except as provided 
below in subsection E. In reviewing applications for such permits, the 
Planning Commission shall establish reasonable conditions so as to 
implement the purpose, provisions and intent of this section. 

All aboveground wireless communications facilities shall be subject to 
design review approval by the Planning Commission. 

All applications for the establishment or modification of wireless 
communications systems shall conform to submittal standards as 
established by resolution of the Planning Commission. Applications 
shall provide sufficient information to make clear: 

1. The relationship of the local wireless communications system to 
the regional system. This shall include the method of linkage 
(wireless transmission, land line) and the location of other 
established primary links in the regional system; 

2. 

3. 

4. 

The service area to be covered by the local system facilities; 

Alternatives to the proposed antennae sites including 
opportunities for co-location; 

The visual impacts of the proposed local system and each local 
alternative site; and 
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E. 

F. 

G. 

5. 

Division IV - Provisions Applying in All or Several Districts 
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Baseline radio field strength conditions at the frequency range 
of the proposed wireless communication facilities as found 
throughout the City prior to establishment of the proposed 
system. 

The following types of wireless communications facilities are allowed 
in any zoning district and are exempt from the provisions of this 
section: 

1. A ground or building-mounted citizens band radio antenna 
including any mast, provided the height of the antenna, 
including the tower, support structure, or post does not exceed 
zoning district height requirements of the zoning district; 

2. A ground, building, or tower-mounted antenna operated by a 
Federally licensed amateur radio operator as part of the 
Amateur Radio Service, provided, that its maximum height 
does not exceed the height requirements of the zoning district; 

3. A ground or building mounted receive-only radio or television 
satellite dish, which does not exceed 18 inches in diameter, for 
the sole use of the resident occupying a residential parcel on 
which the satellite dish is located; provided, the height does not 
exceed the height of the ridgeline of the primary structure on 
said parcel and the dish is not visible from the street; and 

4. Hand held devices such as cell phones, business-band mobile 
radios, walkie-talkies, cordless telephones, garage door openers 
and similar devices. 

All power lines and wire-based communication lines to and from a 
wireless communications facility shall be undergrounded. 

Providers of telecommunications services shall ensure that emergency 
communications services are available to the City on a priority basis 
in the event of a disaster or emergency. If telecommunications 
systems are rendered inoperable by a disaster, providers shall work 
with the City's Emergency Operations Center to restore or provide 
substitute communications systems as quickly as possible. 
Telecommunications providers should not interfere with any City 
emergency service communications system. 
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17.46.3 Field Strength. 

Prior to the issuance of building permits, the approved telecommunications 
carrier shall submit an installation test plan for approval by the Department 
that describes the type of testing that will be performed in order to verify 
that operation of the facility will remain compliant with its licensing 
specifications and will not create adverse frequency impacts resulting in 
health hazards or interference with exiting wireless facilities, network 
communications, computers, appliances, etc. in the vicinity. Upon 
activation, the approved telecommunications carrier shall submit the test 
results to the Department of Community Planning and Building. The City 
may require an approved carrier to conduct frequency testing at any time 
and report results to the City. 

17.46.4 Site Location. 

A. Site location and development of wireless communications facilities 
shall preserve the visual character and aesthetic values of the 
community. Facilities shall be integrated to the maximum extent 
feasible into the existing characteristics of the site and surrounding 
area. 

B. Co-location is encouraged when it will decrease visual impact. 

c. 

D. 

Wireless communications facilities, to every extent possible, should 
not be sited to create visual clutter or negatively affect important 
public or private views as determined by the Planning Commission. 
Wireless communications facilities are discouraged in the public right
of-way. 

Wireless communications facilities shall be screened from any public 
viewing areas to the maximum extent feasible. 

E. Wireless communications facilities shall not be located in any required 
setback area of the zoning district in which it is located; all setbacks 
shall be measured from the base of the tower or antenna structure 
closest to the applicable setback line. 

17.46.5 Design Review. 

All wireless telecommunications systems shall be subject to design review 
approval by the Planning Commission. The following criteria shall be used 
in evaluating proposed installations: 
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A. 

B. 

c. 

D. 

E. 

Division IV - Provisions Applying in All or Several Districts 
Chapter 17.46 

Minimum Visibility. Opportunities for installations that preclude 
public view of antennae and support facilities shall be studied by the 
applicant as part of each application. The Planning Commission shall 
encourage installations that use: 

1. Antennae and support equipment attached directly to existing 
buildings in an architectural manner that causes the equipment 
to be visually indistinguishable from the underlying 
architecture; 

2. Antennae and/or equipment located behind parapet walls or on 
roof areas not visible to the public from adjacent areas; 

3. Associated equipment (vaults, equipment rooms, utilities and 
equipment enclosures) that is located inside existing buildings 
or located underground. 

Approved Color. All antennae, support facilities, ancillary buildings, 
towers, poles and other components of a wireless telecommunication 
installation that remain visible to the public shall be of a color 
approved by the Planning Commission. If the commission determines 
that the facility requires paint, it shall be initially painted with a flat 
paint color sample that is authorized for trial use at the site by the 
commission. 

Screening or Camouflage. All ground mounted equipment, antennas, 
poles or towers shall be screened or camouflaged by existing 
development, topography or vegetation to the extent feasible. 
Additional new vegetation or other screening may be required. 

Required Materials. Towers and monopoles shall be constructed of 
metal or other nonflammable material, unless specifically conditioned 
by the Planning Commission to be otherwise. Antenna and support 
structures shall be maintained to the satisfaction of the Public Works 
Director. 

Support Facilities. Support facilities (i.e., vaults, equipment rooms, 
utilities, and equipment enclosures) shall be constructed out of 
nonflammable, non-reflective materials. Support facilities that cannot 
be located within existing buildings or underground shall either be 
located out of public view or shall be enclosed in an architecturally 
compatible structure on private property. 
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F. Monitoring. The provider/operator of each wireless 
telecommunications system located within the City shall be 
responsible for maintaining the facility in a safe manner, complying 
with the field strength monitoring requirements in Section 17.46.3 
above, and complying with all applicable Federal, State, regional and 
local health and safety standards. 

17.46.6 Noncompliance with Health or Safety Standards. 

Upon notification of violations of any standard, the provider/operator shall 
have 10 calendar days to correct the violation. Failure to comply within this 
limit shall be cause for the revocation of the use permit authorizing the 
facility and cause for requiring its immediate removal. The City Building 
Official, City Fire Marshal and County Environmental Health Officer shall 
each have independent authority to require an immediate cessation of facility 
operations at any time if continued operations pose a significant and 
immediate threat to public health or safety. Any facility found to be out of 
compliance with standards shall, upon correction of the condition, provide 
adequate funds to the City to allow for separate, independent verification of 
compliance by a licensed professional. 

17.46.7 Termination or Abandonment. 

Wireless communications service providers and property owners of site 
containing wireless facilities shall be responsible for removing unused or 
abandoned equipment within six months of termination of use or 
abandonment. The site of any wireless communication facility shall be 
restored to its natural state by the provider or property owner within six 
months of termination of use or abandonment of wireless communications 
facilities on the site. 
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Chapter 17.48 Trees and Shrubs 

[This chapter is a duplicate of Title 12, Chapter 12.28.] 

Sections: 

17.48.1 
17.48.2 

17.48.3 
17.48.4 
17.48.5 
17.48.6 

17.48.7 

17.48.8 
17.48.9 
17.48.10 
17.48.11 
17.48.12 
17.48.13 
17.48.14 

17.48.15 

Purpose. 

Policy Statement. 
Exemptions. 
Emergencies. 
Required Permits. 
Permit Applications. 
Findings Required for Significant Trees. 

Tree Removal and Replacement. 

Prohibitions. 
Planting Trees. 
Protection of Trees During Construction. 
Tree Maintenance and Trimming. 
Diseased Trees and Nuisances. 
Administration. 

Enforcement. 

*For statutory provisions on the planting of trees along public streets, see Streets 
and Highways Code § 22000 et seq; for provisions authorizing cities to declare 
and abate nuisances, see Government Code § 38771 et seq. 

17.48.1 Purpose. 

The City Council finds that in order to preserve windbreaks, reduce soil 
erosion, and preserve the natural beauty of the City's urbanized forest, it is 
necessary to maintain the extent and health of the dominant Monterey Pine 
forest, along with other native tree species and adopts this chapter in the 
interest of public health and safety. 
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17.48.2 Statement of Intent. 

In establishing a forest management program and adopting these regulations, 
the City intends to foster a vibrant and healthy mixed-specie, urbanized 
forest. Where tree removal is approved at the request of a property owner or 
occupant, another tree should be planted in a suitable location, whenever 
good forestry practice so dictates. It is further intended that City approval of 
requests for tree trimming or tree removal should be based on protecting 
public safety and preserving the health of the tree. The City does not trim or 
remove trees in order to improve the view of any person, including the 
applicant except to preserve a significant public view identified in the 
General Plan/Land Use Plan. 

17.48.3 Exemptions. 

The City is exempt from the provisions of Chapter 12 (commencing with 
Public Resources Code Section 25980), Division 15 of the Public Resources 
Code which chapter is known as the "Solar Shade Control Act." The 
provisions of this chapter also shall not apply to the cutting or trimming of 
trees or shrubs in the following circumstances: 

A. When necessary for the construction of streets or buildings on public 
property; 

B. When determined by the Chief of Police to be necessary for traffic 
safety; or 

C. When ordered by the City Council. 

17.48.4 Emergencies. 

The requirements of the chapter may be suspended, waived, or altered by 
the City Forester, in the case of a natural emergency such as a windstorm, 
earthquake, or flood. 

17.48.5 Required Permits. 

A. Trees on Private Property. 

1. Trees on Vacant Lots or Lots Planned for New Construction, 
Alterations, or Rebuilding. If remodeling, rebuilding or new 
construction is undertaken within six months from the cutting 
down of a tree, it shall be presumed that the tree was removed 
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2. 

3. 

Division N- Provisions Applying in All or Several Districts 
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for remodeling or rebuilding. On a vacant lot or any lot on 
which any existing building is to be altered, rebuilt or 
demolished and replaced, a tree removal permit shall be 
required for the following trees. 

a. Removal, replacement, cutting down, or destruction of 
any tree identified on the Carmel-by-the-Sea 
Recommended Tree List (see LUP Appendix G: Forest 
Management Plan) having: 

1. An average diameter of greater than two inches; or 

11. A circumference greater than six and one-fourth 
inches, measured at a point four and one-half feet 
above the ground level. 

b. Any alteration of a tree that would remove: 

1. Roots greater than two inches in diameter; or 

11. Live limbs greater than four inches in diameter. 

Removal of Pine, Redwood, Oak, and Cypress Trees When 
Not Related to Construction. A tree removal permit shall be 
required for the removal, replacement, cutting down, or 
destruction of any pine, redwood, oak, or cypress tree having: 

a. A diameter equal to or greater than four inches measured 
at a height 4.5 feet above the ground; or 

b. A circumference greater than 19 inches. 

Removal of Other Tree Species When Not Related to 
Construction. A tree removal permit shall be required for the 
removal, replacement, cutting down, or destruction of any 
species of tree capable of growing to a minimum of 25 feet in 
height growing on private property and having: 

a. A diameter equal to or greater than 10 inches; or 

b. A circumference greater than 32 inches. 

Trees on Public Property. Any person desiring to remove or prune 
any portion of a tree or shrub, except Genista, growing in or upon any 
public street, way, park, or place within the City, or any person 
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desiring to cut any wood, foliage, or roots from any tree on private 
property when more than one-half of the basal cross-sectional area of 
such tree is on City property, shall file an application for a permit 
consistent with Section 17.48.6: Permit Applications. If, in the 
opinion of the City Forester, the tree or trees should be removed 
because of disease, infestation, or clear and present danger to persons 
or property, the trees shall be removed at City's expense. 

17.48.6 Permit Applications. 

Applications for tree removal permits shall be submitted to the City on 
forms provided by The City Forester. There shall be a fee for this permit as 
established by resolution of the City Council. 

A. Review Procedures. Following submittal of a permit application, the 
City Forester shall: 

1. Review all trees on the site and in the adjacent right of way. All 
trees shall be classified as significant, moderately significant or 
nonsignificant. All significant trees shall be documented by 
preparing a Significant Tree Evaluation Worksheet (see 
Appendix B to this title). The City Forester shall make a 
determination whether a significant tree is involved based on 
the evaluation in the Worksheet. 

2. The classification of all trees shall be provided to the applicant. 
The City Forester shall place any appealed application on an 
agenda of the Forest and Beach Commission, which shall act as 
provided for in CMC 2.32. 

3. The applicant may appeal a determination by filing a written 
notice of appeal within 10 days of the transmittal of the tree 
determinations. The City Forester shall give notice to the 
applicant of the time and date of the meeting at which the 
application on appeal shall be considered and of the final action 
by the Forest and Beach Commission. 

4. Significant Trees. 

a. Applications to remove significant trees are subject to the 
findings in Section 17.48. 7. 
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5. Nonsignificant Trees. 

Division N- Provisions Applying in All or Several Districts 
Chapter 17.48 

a. Not Related to Construction. Approval of a permit to 
remove nonsignificant trees, not related to construction 
shall be determined by the City Forester. The City 
Forester's determination may be appealed to the Forest 
and Beach Commission consistent with the procedures in 
Section 17 .48.6.A(3). 

b. Related to Construction. Approval of a permit to remove 
nonsignificant trees that are related to construction shall 
be determined by the Forest and Beach Commission, 
based on the Commission's "Tree Removal Criteria" 
checklist. 

B. Removal without Posting. In exceptional circumstances in which it 
would cause substantial loss or danger to delay removal until the 
Forest and Beach Commission's next meeting, the City Forester may 
approve removal without the required posting, providing such 
approval unquestionably conforms to the policy and the practice of the 
Forest and Beach Commission. The Forester will report permit actions 
at the next meeting of the Forest and Beach Commission. 

C. Required Reports. The City Forester will report her/his action at the 
next meeting of the Forest and Beach Commission. 

D. Conditions of Approval. The City Forester or Forest and Beach 
Commission may condition a permit on replacement trees being 
planted at a place, of a species and of a size designated by the City 
Forester or Forest and Beach Commission. The person requesting the 
permit may also be required to pay the cost of obtaining and planting 
the replacement trees. 

E. Permit Limitations. Any permit granted under this chapter is 
nontransferable and shall expire one year from date of issuance. In the 
event a permit for tree removal is granted, in order to enable the 
applicant to carry out some project of development or improvement of 
her /his property, such permit shall be effective only in connection 
with the issuance of a valid building permit. 

17.48.7 Findings Required for Significant Trees. 

A. Not Related to Construction. When not related to construction or 
development, removal of significant trees is prohibited unless 
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B. 

authorized by the Forest and Beach Commission consistent with the 
following finding: 

1. That the tree is causing substantial damage to a building that 
cannot readily be repaired or alleviated on a long-term basis, 
through reasonable building modifications. 

Related to Construction. Removal of significant trees to facilitate 
construction or development is prohibited unless one of the two 
following findings is met: 

1. That removal of the tree is required to protect public health or 
safety; or 

2. That the following four conditions exist 

a. The existing site is vacant or is developed to an extent 
less than one-third of the base floor area allowed by the 
zoning applicable to the site; and 

b. The available land area of the site not occupied by 
significant trees (including land within six feet of the 
trunk of significant trees) does not adequately and 
practically provide space for development of at least one
third of the base floor area allowed by the zoning for the 
site; and 

c. The issuance of a variance for development in one or 
more setbacks has been considered and would not 
provide a remedy or would be inappropriate; and 

d. Failure to authorize removal of the tree(s) would deprive 
the owner of all reasonable economic use of the property. 

17.48.8 Tree Removal and Replacement. 

A. Tree Replacement. When tree replacement IS required by this 
Chapter, the following requirements apply. 

1. Location. Replacement trees shall be planted on site unless the 
City Forester recommends that replacement trees be located in 
the public right of way or in an adjacent park/open space area. 
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Tree Quantity. The number of replacement trees required when 
approving tree removals shall be based on the size of the lot, 
as listed in Table 17 .48-A and the characteristics of the 
surrounding neighborhood. In some areas fewer trees or only 
lower canopy trees may be most appropriate. 

-~~,~--~::,~-~~-~-----~7-~~~ 
»>.- "'"""""""""'.,.... "" , ,/,~ "' - .,q~,~«~_,n:;..,;w,.,~~="' 

Lot Size (Square Feet) Upper Canopy Trees Lower Canopy Trees 

0-4,000 

4,001 -6,000 

6,00 I - 8,000 

Over 8,000 

3. 

4. 

5. 

3 I 

4 3 

5 4 

As determined by the Forest As determined by the Forest 

and Beach Commission and Beach Commission 

Tree Species. Replacement trees shall be the same species as 
the removed tree or another species listed on the Tree Species 
List and as approved by the City Forester. 

Tree Quality. Replacement trees shall be of substantial size, 
caliper, and height to produce an immediate visual impact and 
reduce the incidence of unauthorized removal. Replacement 
trees shall be a minimum 24" box size except for Monterey 
pines which shall be a minimum 15-gallon size. Larger sizes 
may be required by the Forest and Beach Commission, the 
Planning Commission or the Design Review Board based in 
specific design considerations applicable to the project. The 
City Forester may authorize the use of smaller sizes when trees 
meeting these standards, or meeting specific conditions of 
approval, are unavailable. 

Monitoring and Maintenance. Replacement trees shall be 
recorded and monitored for at least five years to ensure their 
establishment and growth to maturity, and may be inspected by 
the City to ensure adequate maintenance. Replacement trees that 
do not survive or are removed shall be replaced at the owners 
expense. 
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17.48.9 Prohibitions. 

A. When not related to construction or development, removal of 
significant trees is prohibited unless authorized by the Forest and 
Beach Commission consistent with findings in Section 17 .48. 7: 
Findings Required for Significant Trees. 

B. Removal of any significant tree as determined by the City Forester 
using the adopted Significant Tree Evaluation Worksheet (see 
Appendix B) to facilitate residential development is prohibited unless 
necessary to provide a viable economic use or protect public health 
and safety. 

17.48.10 Planting Trees. 

All trees shall be installed according to acceptable nursery practices in a 
manner designed to encourage vigorous growth. Soil improvement measures 
may be required to ensure healthy growth. Before planting, a tree's growth 
characteristics shall be considered to minimize conflicts with views, 
lighting, infrastructure, utilities, or signage. 

A. Planting Specifications. Required trees may be securely guyed, 
braced, and/or staked at the time of planting until establishment. All 
plants shall be installed so that the top of the rootball remains even 
with or slightly above the soil grade. The top one-third of burlap shall 
be removed from the root ball at planting. If used, nylon strapping 
and wire cages shall be completely removed at installation. All guys 
and staking material shall be removed when the tree is stable and 
established. Construction debris shall be kept clear from the planting 
area. 

17.48.11 Protection of Trees During Construction. 

For the purpose of safeguarding trees during construction, demolition or tree 
removal, the following conditions shall apply to all trees other than trees for 
which a removal permit has been issued: 

A. Protection of Existing Trees. 

1. Prior to the commencement of construction, demolition or tree 
removal, all trees on the building site shall be inventoried by 
the owner or contractor as to size, species and location on the 
lot, and the inventory shall be submitted on a topographical 
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4. 
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map to the Building Official. This condition may be waived by 
the Building Official for tree removal and minor demolition. 

Damage to any tree during construction, demolition or tree 
removal shall be immediately reported by the person causing 
the damage, the responsible contractor or the owner to the City 
Forester, and the contractor and/or owner shall treat the tree 
for damage in the manner specified by the City Forester. 

Oil, gasoline, chemicals and other construction materials shall 
not be stored within the drip line of any tree. All compaction of 
soils, construction of building walls, or placement of 
impermeable surfaces must be setback a minimum of six feet 
from all significant trees. Grading ruts and fills around 
significant trees shall be limited to areas outside the root 
projection zone identified by the City Forester in any 
preliminary site assessment (see Chapter 17.58: Design 
Review.) Drains shall be installed according to City 
specifications so as to avoid harm to trees due to excess 
watering or ponding. No wires, signs or other similar items 
shall be attached to trees. Cutting and filling around the base of 
trees shall be done only after consultation with the City 
Forester, and then only to the extent authorized by the City 
Forester. No paint thinner, paint, plaster or other liquid or 
solid excess or waste construction materials or wastewater shall 
be dumped on the ground or into any grate between the dripline 
and the base of the tree, or uphill from any tree where such 
substance might reach the roots through a leaching process. 

The property owner/contractor shall erect protective barricades 
around all trees on a private building site. These barricades 
shall be in place prior to the start of any construction or 
demolition activities. Barricades shall be upright, two-inch by 
four-inch planks standing a minimum of eight feet vertically, 
conforming to the tree, tied with wire or rope forming a 
maximum of one inch space between the planks. If the tree's 
configuration or site conditions do not lend themselves to the 
installation of this type barricade, the City Forester will 
designate alternate tree protection methods. Under certain 
conditions where soil compaction is probable, fences may also 
be required around a tree or grouping of trees. The use of 
recycled lumber, synthetic lumber or similar materials approved 
by the City Forester for tree protection is encouraged. 
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5. Wherever cuts are made in the ground near the roots of trees, 
appropriate measures shall be taken to prevent exposed soil 
from drying out and causing damage to tree roots. 

6. Trimming cuts shall conform to arboricultural standards and 
shall be made along the branch bark ridge. 

7. Prior to the start of any construction or demolition activities, 
the property owner/contractor is required to spray or have a 
certified applicator spray the lower six feet of all pine tree 
trunks with a pesticide approved by the California Department 
of Food and Agriculture for the treatment of bark beetles. 

8. The property owner is responsible for care of all trees that are 
to remain on the site. This includes the treatment of bark 
beetles as designated by the City Forester. 

9. Failure to protect or maintain trees on construction/demolition 
sites is a violation of the municipal code and grounds for 
suspension of the building permit. 

B. Protection of Trees to be Planted. 

Trees required to be kept on a building site and trees required to be planted 
as a condition of tree-removal permit approval shall be maintained according 
to accepted arboricultural practices for a minimum of five years from the 
completion of construction or the date that the tree is planted. 

1. 

2. 

17.48.12 

At no time shall these trees be moved without the issuance of a 
valid permit. 

Nothing contained in this section shall be deemed to replace or 
revoke any requirements for the safeguarding of trees found 
elsewhere in this municipal code or in the ordinances and 
procedures of the City. 

Tree Maintenance and Trimming 

A. Trees on Private Property. The property owner is responsible for the 
maintenance and trimming in accord with this chapter. 

B. Trees Partially on Private Property. When more than one-half of the 
basal cross-sectional area of a tree is on private property and the 
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remainder on City property, the City shall not prune wood, foliage, or 
roots except when: 

1. 

2. 

17.48.13 

In the opinion of the City Forester such cutting would not 
threaten the survival of the tree nor endanger public health and 
safety, nor endanger the health and safety of the property 
owner; and 

Permission has been granted by the property owner concerned. 

Diseased Trees and Nuisances. 

A. Trees on Private Property. Any trees, shrubs and other plants 
growing on private property, when infested by any insect or infected 
by any disease threatening the life of same, or which by reason of 
such infestation or infection endanger the life or growth or healthful 
existence of other trees, shrubs or other plants within the City not so 
infested or infected, or any trees determined by the City Forester to 
be a clear and present danger to persons or property, may be 
declared, by resolution of the City Council, to be a public nuisance 
and thereafter abated as provided for in this chapter. 

B. Trees on Public Property. Any tree, shrub or other plant growing on 
City property, when infested by any insect or infected by any disease 
threatening the life of same, or which by reason of such infestation or 
infection endangers the life or growth or healthful existence of other 
trees, shrubs or other plants within the City not so infested or 
infected, or any trees determined by the City Forester to be a clear 
and present danger to persons or property, shall be removed as 
directed by the City Forester. 

C. Nuisance Abatement. Following the City Forester declaration that a 
tree is diseased or a nuisance and shall be removed, the following is 
required. 

1. Notice to Owner. Immediately upon determination by the City 
Forester that any tree, shrub or other plant is a nuisance, s/he 
shall cause a copy of this chapter to be sent by certified mail to 
the last address of record of the property owner concerned, 
together with a notice setting forth the details of the nuisance 
and the requirement of its abatement, advising the owner of the 
property that the nuisance shall be abated by the owner within 
30 days if the City is not to proceed with the further steps set 
forth in this chapter. 
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2. Notice to City Council. In the event the nuisance is not abated 
by the property owner or her /his agent within the specified 
time, the City Forester shall forward to the City Clerk a request 
for resolution by the City Council, indicating that adequate 
notice has been given the property owner concerned and that 
the nuisance still exists. 

3. Nuisance Hearing. The City Clerk shall place on the agenda of 
the next regular meeting of the City Council a resolution 
declaring diseased trees, shrubs or other plants to be a nuisance 
and setting a hearing thereon. The Clerk shall cause a copy of 
the resolution to be mailed to the property owner at least 10 
days prior to such hearing. 

a. Notice of Public Nuisance - Posting. After the passage of 
such resolution, the City Forester shall cause to be 
conspicuously posted on the property upon which such 
public nuisance is alleged to exist not less than three 
notices headed "Notice to Abate Public Nuisance," such 
heading to be in letters not less than one inch in height 
and substantially in the following form. The notices shall 
be posted at least five days prior to the time for hearing 
objections to the abatement of such public nuisance. 

4. Council Decision. At the time stated in such notices, the City 
Council shall hear and consider all objections, if any, to the 
proposed removal, and may continue the hearing from time to 
time. Upon the conclusion of such hearing, the City Council 
shall have acquired jurisdiction to proceed and perform the 
work or removal, and the decision of the City Council on the 
matter shall be final and conclusive. 

5. Abatement of Nuisance. After final action has been taken by 
the City Council, or in case no protests or objections have been 
received, the City Council shall by resolution order the City 
Forester to abate the nuisance by having any and all trees, 
shrubs, or other plants infected as aforesaid removed from the 
premises in question, and the City Forester, her/his deputies 
and assistants are expressly authorized to enter upon private 
property for such purpose. Any property owner shall have the 
right to have any such trees, shrubs, or other plants removed at 
the property owner's expense, providing the same is done prior 
to the arrival of the City Forester or her/his assistants to 
remove the same. 
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NOTICE TO ABATE PUBLIC NUISANCE Notice is hereby given that 
on the __ day of , 19_, the City Council of the City of 
Carmel-by-the-Sea passed a resolution declaring that certain (trees, 
shrubs, or other plants) located upon (description of the property) are 
(infested with insects, infected with disease, or are a clear and present 
danger to persons or property), and that the same constitute a public 
nuisance which must be abated by the removal of the same, otherwise 
they will be removed and the nuisance abated by the City, in which case 
the cost of such removal shall be assessed upon the property from which 
such (trees, shrubs, or other plants) are removed, and such cost will 
constitute a lien upon such property until paid. Reference is hereby 
made to said resolution for further particulars. 

Any person objecting to the proposed removal, as aforesaid, is hereby 
notified to attend the meeting of said City Council to be held in the 
Council Chambers at 

City Hall at (time) on the day of , 19 , when such 
objection will be heard and given due consideration. 

Dated this day of ___ , 19_ 

City Forester 

City of Carmel-by-the-Sea 

6. 

7. 

Cost of Abatement. The City Forester shall keep an account of 
the cost of abating such nuisance upon each lot, piece, or parcel 
of land, and shall submit an itemized statement thereof to the 
City Council at its next subsequent meeting thereafter, and shall 
forthwith mail a full and correct copy of such statement to the 
owner or owners of such premises, if known, to the owner(s)' 
last known place of residence. In the event that any such owner 
is unknown, the statement shall be posted on the bulletin board 
of City Hall for one week, giving notice when such statement 
will be submitted to the City Council for approval. 

Assessment Against Owner. At the time for receiving and 
considering such statement, the City Council shall proceed to 
consider the same and the objections thereto, if any, and may 
raise, lower, or modify the amount alleged to be due therein. 

JV-139 



Carmel-by-the-Sea Coastal Implementation Plan 

17.48.14 

The determination of the City Council thereon, as aforesaid, 
shall be final and conclusive, and the amounts of the cost of 
abating such nuisance upon the various lots or parcels of land 
mentioned in the statement shall constitute special assessments 
against the same, respectively, upon confirmation of such 
statement, a full and correct copy thereof shall be delivered to 
the Assessor for the City, and it shall be the duty of the 
Assessor to add the amounts set forth in such statement and 
charged against any lot, piece, or parcel of land, to the amount 
assessed against the same for municipal taxes and assessments, 
and thereafter said amounts shall be collected at the same time 
and in the same manner as ordinary City taxes are collected, 
and such special assessments shall be subject to the same 
penalties and the same procedure under foreclosure and sale in 
case of delinquency, as provided for ordinary municipal taxes. 

Administration 

A. Responsibilities of the City Forester. 

1. Tree Inventory. The City Forester shall supervise the creation 
and maintenance of a tree inventory for the City of Carmel-by
the-Sea. The inventory shall be updated with the results of 
ground inspections every year. The results of this survey shall 
be presented to the Forest and Beach Commission, Planning 
Commission and Design Review Board annually. 

2. Enforcement of Code. The City Forester shall: 

a. 

b. 

Supervise all tree cutting or pruning for which a permit 
has been granted. 

Cause to be removed all dead trees or shrubs from public 
property except in circumstances where all of the 
following conditions apply: 

1. The dead tree is a Monterey cypress located at 
beach level, on or adjacent to the beach (not at 
street level); 

n. The dead tree does not present a clear and present 
danger to persons or property or can be supported 
by reasonable means, thus mitigating its clear and 
present danger; and 
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B. 

c. 

d. 

e. 
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111. The Forest and Beach Commission has determined 
that the dead tree is of substantial aesthetic value 
to warrant its preservation. 

Cause to be removed or pruned any trees or shrubs for 
which such removal or pruning is ordered by the Forest 
and Beach Commission or the City Council or is required 
in connection with any public works project ordered by 
the City Council. 

Review and act on applications for tree pruning and 
removal on all trees growing on public and private 
property using the adopted review criteria, except: 

1. Applications for tree removal or tree pruning for 
construction purposes (Section 17.48.8: Tree 
Removal and Replacement). 

11. Applications for tree removal or pruning of any 
tree identified by the City Forester as significant 
(based on its species, health, size, character, age 
and location) shall be reviewed by the Forest and 
Beach Commission. 

111. Applications that, in the opinion of the City 
Forester, do not conform to the review criteria 
may be referred to the Forest and Beach 
Commission for review and action. 

Report to the Commission sites that are non-conforming 
with standards for permeable surface site coverage or 
that have unlawfully installed site coverage when owners 
are applying for tree removal or pruning permits. 

f. Ensure that all tree removals and pruning of trees on 
public property located in the Beach Overlay District are 
conducted exclusively by City personnel or under the 
direction of the City Forester. 

Responsibility of Building Official. It shall be the responsibility of 
the Building Official to inform every applicant for a building permit 
of the restrictions of this chapter. 

IV-141 



Carmel-by-the-Sea Coastallmplementalion Plan 

c. 

D. 

E. 

F. 

Notice of Forest and Beach Commission Public Hearing. Notice of 
public hearing shall be posted in a conspicuous place on, or 
immediately adjacent to, the subject property. 

Field Inspections. Unless otherwise provided in this Section, all 
development subject to this Section may be inspected by the City 
Forester for conformance with the requirements of this Chapter and 
the tree removal permit. 

Certification of Compliance. In addition to initial field inspection 
and certification by the City Forester, the land owner shall submit a 
Certificate of Compliance, in a form approved by the Director, as a 
condition of issuance of a Certificate of Occupancy or Certificate of 
Completion. This certificate shall be prepared and signed by a 
certified arborist and demonstrate that all of the provisions of this 
Section have been met. The certification statement shall appear on the 
certification report. 

1. 

2. 

Field Verification of Certification. The City Forester may elect 
to conduct a field inspection to verify the Certificate of 
Compliance. 

Acceptance of Certification. If no field verification is 
conducted by City Forester within 30 days, the Certificate of 
Compliance shall be deemed to have been accepted provided it 
is complete with all the required information. Upon acceptance, 
the Certificate of Compliance shall be filed and maintained with 
the official records of the development. 

Appeals. Any appeal from a decision of the Forest and Beach 
Commission shall be taken by filing a notice of appeal in writing in 
the office of the City Clerk prior to the close of the fifth day of 
business following the day of action by the commission. A fee, in an 
amount as established from time to time by resolution of the City 
Council, shall be charged for filing the appeal. Any notice of appeal 
shall set forth the specific ground or grounds upon which the appeal is 
taken. The signature of at least one signer of the appeal shall be 
verified before a person authorized under the laws of the State of 
California to administer oaths. 

1. Duties of City Clerk. Upon the filing of such appeal, the City 
Clerk shall place the appeal upon the agenda of the next regular 
meeting of the City Council, unless the Mayor authorizes 
placing the matter on the agenda of an earlier meeting. 
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Determination by City Council. At the time set for hearing the 
appeal, the City Council shall proceed to hear and determine 
the same. The hearing may be continued, at the discretion of 
the Council, in order to obtain further facts or bear further 
witnesses. After initial hearing, the City Council may set a 
public hearing prior to making a determination. Any 
determination of the City Council shall be final and conclusive 
and not subject to further appeal. 

17.48.15 Enforcement 

A. Violations. It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this 
chapter. A violation of any of the provisions or failure to comply with 
any of the mandatory requirements of this chapter shall constitute an 
infraction. 

B. 

c. 

Penalties Any person convicted of an infraction under the provisions 
of such sections shall be punishable by fine only as follows: Upon a 
first conviction, by a fine not exceeding $250.00, and for a second 
conviction or any subsequent conviction within a period of one year, 
by a fine not exceeding $500.00. 

1. 

2. 

Cutting, removing, or pruning of trees on public property 
without a permit shall be a misdemeanor. 

In addition to the penalties provided for herein, any violation of 
such sections may be addressed by civil action. 

Suspension of Permit. Removal of trees, pruning or root removal 
without a permit shall be grounds for suspension of any permits 
granted for construction or demolition for a period of up to 90 days, 
said period of time to be determined by the City Forester. During the 
suspension period, the property owner or her/his designee shall make 
application to the Forest and Beach Commission to obtain the 
necessary permit. Upon the review of the application, the Forest and 
Beach Commission: 

1. 

2. 

May require replacement trees to be planted upon completion of 
construction; 

May require an amount of money equal to the value of the lost 
tree(s) to be deposited in a deposit account to be used for 
reforestation; 
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3. May, in the event a tree is damaged and the City Forester 
determines that it may die within one year, require a sum of 
money equal to the tree's value to be deposited with the City in 
a deposit account for a period of time not exceeding one year. 
If the tree dies during that period the City shall use the money 
for restoration. The City Forester shall determine the tree's 
value using criteria established by the International Society of 
Arboriculture. 
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Chapter 17.50 Water Management Program 

Sections: 

17.50.1 

17.50.2 

17.50.3 

17.50.4 

17.50.1 

Purpose. 
Water Conservation. 
Allocation of Water Resources. 

Effects of Allocations. 

Purpose. 

The City recognizes a need to conserve and manage its water resources to 
achieve adopted land use planning objectives. The water resources of the 
City are presently derived from a water allocation system implemented by 
the Monterey Peninsula Water Management District. It is the purpose and 
intent of this chapter to establish a water management program that: 

A. Reduces unnecessary water consumption in existing and new 
development; 

B. 

c. 

Provides a process for dedication of the City's limited water resources 
in new development; 

Establishes a process for determining the broad land use categories to 
be served through allocations of existing and future water resources 
available to the City; and, 

D. Implements the General Plan and Coastal Land Use Plan. 

17.50.2 Water Conservation. 

Water conservation is an integral part of the City's water management 
program. Water resources available to the City are limited. In some cases, 
water conservation can increase the effective supply and allow development 
that otherwise would not be possible. Water conservation in new 
development can reduce the demand from each project and thereby increase 
the number of projects that can be served with available resources. It is the 
intent of this section to establish uniform standards for water conservation 
and to provide guidance on the manner in which conserved water is to be 
used within the City's total water management program. 
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A. 

B. 

Uniform Standards for Plumbing Fixtures. The use of water
conserving plumbing fixtures shall be required for all new 
construction. All existing plumbing fixtures within any building that 
do not comply with the adopted standards for water conservation shall 
be replaced with complying fixtures upon issuance of any building 
permit authorizing substantial construction. Standards for water
conserving plumbing fixtures and the criteria for when such fixtures 
are required are established in CMC Chapter 15.28. 

Landscaping Standards. It is recognized that the irrigation of plants 
used in landscaping can consume large quantities of water. Proper 
design of irrigation systems and proper selection of plant species can 
significantly reduce water consumption while achieving a more natural 
appearance in community design through the use of native plants and 
other species habituated to the central coast. See landscaping 
standards contained in Chapter 17.34: Landscaping. 

17.50.3 Allocation of Water Resources 

A. Allocation. Following a public hearing, the City Council shall 
establish an allocation of water resources available for increased use 
by adopting an allocation resolution. The resolution shall define: 

B. 

1. 

2. 

3. 

4. 

The remaining quantity of water available to the City including 
any new supplies made available since adoption of the last 
allocation resolution; 

A list of defined land use or project categories for which water 
will be made available; 

A discrete quantity of water, expressed in acre-feet, to be 
allotted for each defined land use category; and 

A discrete quantity of water to be held as unallocated reserves. 

Planning Commission Review and Monitoring. Before adoption of 
an allocation resolution, the City Council shall consider 
recommendations on the appropriate distribution of water to 
implement the General Plan and the Local Coastal Program as 
determined by the Planning Commission. Each allocation resolution 
shall reserve at least 10% of available water resources for projects 
that will create new affordable housing units for moderately low, low 
or very low income households. Each allocation resolution also shall 
ensure that water is reserved for anticipated projects serving coastal 
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recreation, access and essential public services. The allocation 
resolution shall remain in effect until replaced by a subsequent 
resolution containing the same information, and following the same 
process as outlined above. The Planning Commission should review 
water allocations for consistency with the General Plan and the Local 
Coastal Program on an annual basis and forward any 
recommendations for change to the City Council during the last month 
of each calendar year. 

Unallocated Reserves. Water held in unallocated reserves shall not be 
used for any project or land use change until transferred to a defined 
allocation category. Such transfers shall be made by adopting a new 
allocation resolution as described in subsection (A) of this section. 
Reserves are intended to provide a means of adjusting water 
allocations to respond to changing conditions and General Plan policy. 
If new water resources become available to the City by action of the 
Monterey Peninsula Water Management District, they shall be placed 
in unallocated reserves administratively until distributed to other 
categories through adoption of a new allocation resolution. 

17.50.4 Effects of Allocation. 

The purpose and effect of establishing categories for the allocation of water 
supplies are to limit access to water to those categories that are consistent 
with the General Plan and the Local Coastal Program. No change in land use 
shall be allowed through any permit or license that could result in a net 
increase in water use unless such change has been approved in accordance 
with all applicable provisions of the water management program. In 
determining whether a project may result in a net increase in water use the 
rules and regulations of the Monterey Peninsula Water Management District 
shall be followed. 

A. Acceptance of Applications. The Department of Community Planning 
and Building shall monitor the water allocations established by 
resolution of the City Council (Section 17.50. 3: Allocation of Water 
Resources). Each proposed change in land use or project for which an 
application is submitted shall be evaluated to determine whether its 
approval could result in a net increase in water use as defined by the 
Water Management District. Projects involving no net increase in 
water use or that will create new housing affordable to moderate, low 
or very low income households may be accepted and processed 
without regard to water allocations. For projects that may result in a 
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net increase in water use, the following procedure shall be used by the 
department: 

1. 

2. 

3. 

4. 

5. 

6. 

The project shall first be classified into one or more land use 
categories based on the type of project. (For example, a mixed
use project would be classified into both the commercial and 
multifamily residential categories.) 

An estimate shall then be made of the net increase in water use 
that would result from the project within each land use 
category. 

If the project would require water from a land use category for 
which no allocation has been made, the application shall be 
returned to the applicant and shall not be processed. 

If the project would require more water from a land use 
category than currently remains, after considering the original 
allocation minus all existing pre-commitments and dedications, 
the application shall be returned to the applicant and shall not 
be processed or shall be denied. An exception shall be allowed 
if the project would create housing affordable to moderate, low 
or very low income households. In such cases, the project shall 
be processed and then put on a waiting list until water resources 
become available. 

If the project requires water and there is a sufficient supply 
remaining in the allocation for each category affected by the 
project to fully meet . the anticipated demand, the application 
may be accepted for processing after meeting all requirements 
for a complete application established by the City. 

Upon acceptance of an application as complete by the 
department, a pre-commitment of water resources shall be 
temporarily assigned to the project during processing of the 
application. The department shall keep a record of the 
remaining balance of water within each allocation category and 
a running total of all temporary pre-commitments and 
dedications to ensure that applications are not accepted for 
processing for which water would be unavailable upon 
approval. For projects that are denied or abandoned, the pre
commitment shall be terminated and the water shall be 
administratively restored to its original allocation category. 
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B. 

c. 

Division N - Provisions Applying in All or Several Districts 
Chapter 17.50 

Approval of Applications. Once an application for a project 
requiring water resources has been approved, the department shall 
permanently reduce the remaining balance within each allocation 
category affected by the project and shall issue a water release to the 
Monterey Peninsula Water Management District authorizing a debit to 
the City's water allocation. This action shall terminate the temporary 
pre-commitment of water resources and create a permanent dedication 
of water resources to the project, subject to all applicable time limits 
established in the permit or by the municipal code. 

Abandonment of Dedicated Water Resources. Upon making a 
determination that a water release has expired without use, or that 
time limits applicable to a project have expired without 
implementation, all water previously dedicated to a project, but not 
used, shall be considered abandoned. All water abandoned or not used 
by such unimplemented projects shall be returned to the allocation 
category from which it originated and shall become available for use 
by subsequent projects. For projects that are implemented and water 
demand was overestimated, any remaining, unused water shall be 
credited back to the City's unallocated reserve. (Ord. 93-11 § 3, 
1993). 
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Chapter 17.52 

Chapter 17.54 

Chapter 17.56 

Chapter 17.58 

Chapter 17.60 

Chapter 17.62 

Chapter 17.64 

Chapter 17.66 

PROCESSES AND 
AUTHORITIES 

Permit Procedures 

Appeals 

Restricted Commercial Uses 

Design Review 

Environmental Review 

Reclassifications and 
Amendments 

Findings Required for Permits 
and Approvals 

Enforcement 
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Chapter 17.52 Permit Procedures 

Sections: 

17.52.1 

17.52.2 

17.52.3 
17.52.4 
17.52.5 
17.52.6 
17.52.7 
17.52.8 
17.52.9 
17.52.10 
17.52.11 
17.52.12 
17.52.13 
17.52.14 
17.52.15 
17.52.16 
17.52.17 

17.52.1 

Designation of Planning Agency. 

Development Applications. 
Duties and Powers of the Director. 
Duties and Powers of the Design Review Board. 
Duties and Powers of the Planning Commission. 
Development Excluded from Coastal Permit Requirements. 
Public Hearings. 
Final City Action on Coastal Development Permits. 
Variances. 

Use Permits. 
Director Procedures. 
Planning Commission and Design Review Board Procedures. 
Notice of Public Hearing. 
Notice of Non Appealable Development. 
Time Limits on Approvals and Denials. 
Director Approved Temporary Uses. 
Emergency Coastal Permits. 

Designation of Planning Agency. 

In order to carry out its responsibility for planning and zoning, the City 
Council designates the Planning Commission as the planning agency of the 
City. The Planning Commission shall consist of five members, residents of 
Carmel-by-the-Sea and appointed by the Mayor with concurrence of the City 
Council. 

17.52.2 Development Applications. 

A. Applications. Any development activity subject to discretionary 
review and approval as established by this title shall require the filing 
of an application with the Director using forms and containing 
information as required by the City. Such application shall be 
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B. 

c. 

D. 

accompanied by required fees as established by resolution of the City I 
Council. Decision-making bodies established by the City may initiate 
a proceeding leading to the issuance of a permit, and in such case no I 
fee shall be required. 

Notice to Applicant. The Director shall inform the applicant in 
writing within thirty (30) calendar days of receipt that the application 
is complete or that additional information is needed to complete the 
application. 

Acceptance of Application. Upon acceptance of the application as 
complete, the Director shall review the application and prepare the 
necessary staff analysis of the proposed project, including an initial 
environmental review, if required. The application and the 
accompanying staff analysis shall then be set for review and decision 
by the appropriate decision-making body. 

Permit Streamlining. 

1. 

2. 

Within 30 days of the date the City receives any application for 
a development permit as defined by State law, the Department 
shall review the application to determine if it is complete and 
provide written notification to the applicant. As part of the 
review for completeness, the Director shall determine: 

a. The design review track to which the project shall be 
assigned; 

b. Whether a public hearing is required; 

c. Whether the project is exempt from CEQA; and 

d. Whether the project is appealable to the Coastal 
Commission. 

The review of development permit applications for projects that 
are not subject to environmental review or for which a negative 
declaration has been prepared and adopted shall be completed 
within 60 days of the date the application is complete. 
However, if the applicant modifies the application, or if the 
applicant submits a written request for a time extension, the 
maximum time period for review may be extended for up to 90 
additional days. 
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17.52.3 
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The preparation and certification of the final Environmental 
Impact Report (EIR) for projects that are subject to 
environmental review or for which an EIR is needed, shall be 
completed within one year of the date that an application is 
accepted as complete. Upon the mutual consent of the Director 
and the project sponsor, this one year time limit may be 
extended once for a period of not more than 90 days pursuant to 
CEQA Guidelines Section 15108. 

Duties and Powers of the Director. 

The Director shall be responsible for implementing the Carmel-by-the-Sea 
General Plan and administering Title 17, "Coastal Implementation Plan and 
Zoning Ordinance," of the Carmel-by-the-Sea Municipal Code. The Director 
shall have the following power and responsibilities: 

A. To approve all administrative permits issued pursuant to Title 17. 

B. To determine the applicable land use classification(s) of existing and 
proposed uses. 

C. To issue business licenses. 

D. To approve a change in use, provided the proposed use is permitted 
without condition. 

E. To determine applicable categories for the processing of development 
applications including whether a project is subject to requirements for 
development permits, and if so, whether the permit is appealable to 
the Coastal Commission. The Director's determination of coastal 
development permit category may be appealed in compliance with 
Chapter 17.52: Appeals, and California Code of Regulations Section 
13569. 

F. To approve the merger or consolidation of lots or lots and lot 
fragments pursuant to Section 17 .1 0.4: Lot Mergers. 

G. To make environmental determinations regarding the use of 
exemptions and whether environmental review is required for 
discretionary permits. 

H. To administer Carmel-by-the-Sea's Water Management Program. 
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I. To review public works projects for consistency with Carmel-by-the
Sea's General Plan and "Local Coastal Program." 

J. To ensure that development is executed and completed according to 
the approved plans and that all permit conditions and mitigations are 
fully implemented and carried out in a timely manner. 

K. To ensure that public notice requirements are met for deliberation on 
all administrative permits and all permits to be issued by the Historic 
Resources Board, the Design Review Board or the Planning 
Commission. 

L. To refer any decision to an appropriate higher level, including the 
Historic Resources Board, the Design Review Board, the Planning 
Commission, or the City Council. 

M. To authorize temporary uses of private property in compliance with 
17.52.16: Director Approved Temporary Uses. 

N. To issue emergency coastal permits in compliance with Section 
17.52.17. 

17.52.4 Duties and Powers of the Design Review Board. 

The Design Review Board shall have the following duties and 
responsibilities: 

A. 

B. 

c. 

To conduct public hearings, review evidence and act on permit 
applications not reserved to the Planning Commission, Historic 
Resources Board or to the Director. 

To act on Commercial District Design Review applications not 
involving any land use permit pursuant to Section 17.58.3: 
Commercial Design Review. 

To act on Residential Design Studies for projects not involving any 
land use permit pursuant to Section 17.58.4: Residential Design 
Review. 
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To act on projects subject to Coastal Permit requirements pursuant to 
Chapter 17.58: Design Review, when such projects are within the 
categories listed above. 

17.52.5 Duties and Powers of the Planning Commission. 

The Planning Commission as the designated planning agency of the City 
shall have the following power and responsibilities: 

A. To develop and maintain a General Plan. 

B. To develop specific plans, master plans and area plans as may be 
necessary or desirable. 

C. To periodically, at least once each fiscal year, review the capital 
improvement program of the City. 

D. To determine the consistency of capital improvements projects and 
programs with the General Plan. 

E. To prepare an annual report to the City Council on the status of the 
General Plan and progress in its application. 

F. To interpret the meaning and intent of the City's land use code. 

G. To hear and render decisions on appeals of discretionary decisions 
made by administrative officials. 

H. To review environmental impact reports and initial studies. 

I. To conduct public hearings, review evidence and determine requests 
for use permits, variances, lot line adjustments, subdivisions, rezones 
and land use code amendments. 

J. To act on design review and design study applications for those 
projects involving issuance of a land use permit. 

K. To act on projects subject to coastal permit requirements when such 
projects are within the categories listed above. 

L. To review the Water Management Plan annually. 

V-7 



Cannel-by-the-Sea Coasflll Implementation Pl8I1 

17.52.6 Development Excluded from Coastal Permit Requirements. 

Pursuant to Section 30610 of the California Coastal Act and Title 14, 
Chapter 6, Subchapter 5 of the California Code of Regulations, the 
following forms of development are excluded from the coastal permit 
requirements of this chapter. Any determination that a project is excluded 
from coastal development permit requirements shall comply with Section 
17.52. 6: Development Excluded from Coastal Permit Requirements. 
Nonetheless, the City shall notify the California Coastal Commission of any 
discretionary development permit it issues for excluded forms of 
development in accordance with Section 17.52.14: Notice of Non
Appealable Development, of this Chapter. 

A. Improvements to Existing Structures or Site Designs Not Located in 
the Beach or ESHA Overlay Districts. Improvements to existing 
structures or site designs not located in the Beach or ESHA Overlay 
District shall not require a coastal development permit, provided all 
the following requirements are met. 

1. 

2. 

3. 

4. 

5. 

The structure or improvement is not located on a beach, in a 
wetland, seaward of the mean high tide line, or within a 
designated environmentally sensitive habitat area. 

The improvement does not include any significant alteration of 
landforms as determined by the Director nor involve the 
removal of significant vegetation as determined by the City 
Forester. 

The improvement qualifies for an administrative permit issued 
by the Director (per CMC Chapter 17 .34) and is fully 
consistent with adopted Commercial, Residential and/or Public 
Way Design Guidelines applicable to the project. 

The project does not involve alterations to, or demolition of, a 
historic resource that is included in the Carmel Inventory, that 
would be inconsistent with the Secretary of the Interior's 
Standards. 

The project does not require issuance of, or amendment to, a 
conditional use permit for: 

a. Expansion, reconstruction or relocation of any motel; 
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b. Expansion of any commercial building in the CC, SC, RC 
or R-4 Districts per Section 17.12.3: Demolition and 
Rebuilding of Structures; or 

c. Approval of any subdivision or lot line adjustment 
resulting in the creation of additional parcels, additional 
building sites or potential additional building site. 

6. The improvement does not involve the expansiOn or 
construction of water wells or septic systems. 

7. The project does not involve any increase in capacity of any 
public works facility nor the widening or realignment of any 
street. 

8. A previous coastal development permit issued for the property 
does not require a new coastal development permit for the 
proposed improvement. 

Minor Improvements to Existing Structures and Site Designs within 
the Beach or ESHA Overlay Districts. Minor improvements to 
existing structures and site designs located within the Beach Overlay 
District or the ESHA Overlay District shall not require a coastal 
development permit, provided that all requirements in subsection 
17 .52.6.A (1) through (5) are met and all the following additional 
requirements are met. 

1. The improvement involves less than a 10-percent increase in 
existing floor area and/or less than a 10-percent increase in 
existing height. In no case shall this language be construed to 
allow increases in floor area or height that exceed the maximum 
allowed by residential development regulations contained in this 
Title. 

2. An excluded improvement has not previously been undertaken 
after December 2003 that resulted in an increase in floor area 
or building height, or if such an excluded improvement has 
taken place, the combined total increase in interior floor area 
and/or building height does not exceed 10 percent of the 
original structure as it existed prior to the first excluded 
improvement. In no case shall this language be construed to 
allow increases in floor area or height that exceed the maximum 
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c. 

allowed by residential and commercial development regulations 
contained in this Title. 

Repair or Maintenance Activities. Public and private repair and/or 
maintenance activities, except activities specified in subsection G: 
Replacement of Structures Destroyed by Disaster, that do not result in 
an addition to, or enlargement or expansion of, the object of those 
repair and maintenance activities, shall not require a coastal 
development permit, provided all the following requirements are met. 

1. The activity does not include repair or maintenance of a 
seawall, revetment, bluff retaining wall, culvert, outfall, or 
similar shoreline work that involves: 

2. 

a. 

b. 

Repair or maintenance involving substantial alteration of 
the foundation of the protective work; 

The placement of rip-rap, artificial berms of sand or 
other beach materials, or any other forms of solid 
materials on a beach or in coastal waters, streams, 
wetlands, estuaries and lakes or on a shoreline protective 
work; 

c. The replacement of 20 percent or more of the materials 
of an existing structure with materials of a different kind, 
color or appearance; and 

d. The presence of mechanized construction equipment or 
construction materials on any sand area, bluff, or 
environmentally sensitive habitat area, or with 30 feet of 
coastal waters or streams. 

The activity does not include any repair or maintenance to 
facilities, structures, or work located in an environmentally 
sensitive habitat area, any sand area, within 50 feet of the edge 
of a coastal bluff or environmentally sensitive habitat area, or 
within 30 feet of coastal waters or streams, that include: 

a. 

b. 

The placement or removal of rip-rap, rocks, sand, or 
other beach materials or any other form of solid 
materials; and 

The presence of mechanized equipment or construction 
materials. 
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D. Yearly Maintenance of Cannel Beach Sand. Pursuant to California 
Code of Regulations Section 13252 (c), and the certified LUP, the 
yearly maintenance of Carmel Beach to redistribute sand and cover 
protective structures with sand using mechanized equipment shall not 
require a coastal development permit. 

E. Planned Maintenance of Mission Trails Nature Preserve. 
Maintenance, repair and improvement activities specified in the 
adopted Mission Trails Nature Preserve Master Plan shall not require 
a coastal development permit. 

F. Utility Connections. The installation, testing, and placement in service 
or the replacement of, any necessary utility connection between an 
existing service facility and any development approved pursuant to 
this subdivision, shall not require a coastal development permit. 

G. Replacement of Structures Destroyed by Disaster. The replacement of 
any structure, other than a public works facility, destroyed by a 
disaster shall not require a coastal development permit, provided the 
following requirements are met: 

H. 

1. 

2. 

3. 

The replacement structure conforms to all applicable zomng 
requirements; 

The use of the replacement structure is the same as the 
destroyed structure; 

The replacement structure does not exceed either floor area, 
height, or bulk of the destroyed structure by more than 10 
percent; and 

4. The replacement structure is sited in the same location on the 
affected property as the destroyed structure. 

Temporary Events. 

1. Except as provided below, temporary events shall not require a 
coastal development permit unless the temporary event meets 
all of the following criteria: 

a. The event is held between Memorial Day and Labor Day; 

V-11 



Carmel-by-t!Je..Sea CoastJJl hnplementation Plan 

2. 

3. 

b. 

c. 

The event will occupy more than two blocks of sandy 
beach area; and 

The event involves a charge for general public admission 
or seating. 

The Director may also exclude from coastal development permit 
requirements, temporary events meeting the criteria of Section 
17 .52.6.H (1) when: 

a. The event is one day or less in duration; or 

b. The event has previously received a coastal development 
permit and will be held in the same location, at a similar 
season, and for the same duration, with operating and 
environmental conditions substantially the same as those 
associated with the previously-approved event. 

The Director, or the Commission through direction to the 
Director, may determine that a temporary event shall be subject 
to Commission review and Coastal Development Permit 
requirements, even if the criteria in Section 17 .52.6.H (2) are 
not met, if the Director or the Commission determines that 
unique or changing circumstances exist relative to a particular 
temporary event that have the potential for significant adverse 
impacts on coastal resources. Such circumstances may include 
the following: 

a. The event, either individually or together with other 
temporary events scheduled before or after the particular 
event, precludes the general public from use of a public 
recreational area for a significant period of time; 

b. The event and its associated activities or access 
requirements will either directly or indirectly impact 
environmentally sensitive habitat areas, rare or 
endangered species, significant scenic resources, or other 
coastal resources; and 

c. The event is scheduled between Memorial Day weekend 
and Labor Day and would significantly impact public use 
or access to coastal waters. 
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Sign Installations and Modifications to Existing Signs. The installation 
of new or replacement signs and modifications to existing signs shall 
not require a coastal development permit, provided the sign meets the 
requirements of the City of Carmel-by-the-Sea's Sign Ordinance 
and/or the certified Coastal Land Use Plan. 

Public Signs Located in Public Rights-of-Way. Public signs located in 
public rights-of-way shall not require a coastal development permit. 

Subdivisions. Tentative maps brought about in connection with the 
purchase of land by a public agency for recreational purposes that are 
consistent with Section 30106 of the Coastal Act shall not require a 
coastal development permit. 

Lot Line Adjustments. Lot line adjustments not resulting in a net 
increase in the number of building sites or potential building sites 
shall not require a coastal development permit. The filing of merger 
documents to merge lots of record or to merge lots and lot fragments 
into larger whole lots of record in any R-1 District shall not require a 
coastal development permit. 

Conditional Use Permits. The issuance of conditional use permits 
shall not require a coastal development permit unless the permit 
involves one or more of the following: 

1. Alteration of any nonconforming use or nonconforming 
structure; 

2. Expansion, reconstruction or relocation of any motel; and/or 

3. Expansion of any commercial building in the CC, SC, RC or R-
4 Districts per section 17 .14.5.D: Regulations Applied in All 
Commercial Districts. 

Projects for which Local Permits Were Approved Prior to 
Certification of the Coastal Implementation Plan and Zoning 
Ordinance. Projects for which local permits were approved after 
January 1 , 1999, but prior to certification of the Coastal 
Implementation Plan, and which now require a Coastal Development 
Permit may, at the discretion of the Director, be excluded from the 
permit requirements of this Chapter, provided the Director takes the 
following actions: 

V-JJ 



Carmel-by-the-Sea Coastal Implementation Plan 

1. 

2. 

17.52.7 

Grants a permit renewal and time extension for the project 
pursuant to Section 17 .52.15.C: Time Extensions; and 

Determines that the project is in full compliance with all 
applicable policies and standards contained in the Carmel-by
the-Sea certified Local Coastal Program. 

Public Hearings. 

All projects defined as appealable to the Coastal Commission by Public 
Resources Code Section 30603(a) shall require a public hearing except as 
provided in this section. 

A. Waiver of Public Hearing for Minor Development. A waiver of a 
public hearing on a coastal development permit for a development that 
is appealable to the Coastal Commission is allowed pursuant to Public 
Resources Code Section 30624.9. 

B. Applicability. When a public hearing would be required for a project 
solely because the project requires a coastal development permit that 
is appealable to the Coastal Commission and the project is consistent 
with the following criteria, the hearing requirement may be waived: 

1. The project is consistent with the certified Local Coastal 
Program; 

2. The project requires no approval other than a Track One 
(administrative permit) review by the Director; and 

3. The project has no adverse effect either individually or 
cumulatively on coastal resources or public access to the 
shoreline or along the coast. 

Development qualifying for a waiver of a public hearing shall include 
alterations to property in the R-1, R-4 and Commercial District that qualify 
for track one (administrative permits), and public works infrastructure 
projects consistent with the Public Way Design Guidelines, Forest 
Management Plan, Shoreline Management Plan, and those involving no 
removal of significant trees as determined by the City Forester. Similar 
development determined by the Director to meet adopted administrative 
review criteria, shall also qualify. 
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Procedure for Waiver. A public hearing for a project requumg an 
appealable coastal development permit may be waived for minor 
development if both of the following occur: 

1. Public notice shall be provided of the pending application 
consistent with Section 17.52.14: Notice of Non-Appealable 
Development, and including notice that no hearing will be held 
unless one is requested in writing; and 

2. No request for public hearing is received by the City within 10 
calendar days from the date of the City sending the notice. 

D. Content of Notice. The notice shall include all information required 
by Section 17 .52.14.B and shall also provide a statement that failure 
by a person to request a public hearing may result in the loss of that 
person's ability to appeal to the Coastal Commission any action taken 
by the City on the permit application. 

17.52.8 Final City Action on Coastal Development Permits. 

The following requirements apply after the City has acted on a coastal 
development permit application after a public hearing: 

A. Notice of Final City Action. Within seven (7) calendar days of a 
Council decision on a permit, or at the close of the local appeal period 
(for example, from the Planning Commission to the Council) and 
meeting the requirements of subsection B, the City shall notify the 
following of its action by first class mail: 

1. The Central Coast District office of the Coastal Commission; 
and 

2. Any person who specifically requested notice of the action by 
submitting a self-addressed stamped envelope to the City (or, 
where required, who paid the fee established by the City fee 
Resolution to receive the notice). The notice shall include any 
conditions of approval and written findings and the procedures 
for appeal of the City decision to the Coastal Commission. 

B. Notice of Failure to Act within Permit Streamlining Limits: 
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c. 

1. Notification by Applicant. If the City has failed to act on an 
application within the time limits set forth in Government Code 
Sections 65950-65957.1, thereby approving the development by 
operation of law, the person claiming a right to proceed in 
compliance with Government Code Sections 65950-65957.1 
shall notify, in writing, the City and the Coastal Commission of 
their claim that the development has been approved by 
operation of law. The notice shall specify the application that is 
claimed to be approved. 

2. Notification by City. When the City determines that the time 
limits established by Government Code Sections 65950-65937.1 
have expired, the City shall, within seven calendar days of the 
determination, notify any person entitled to receive notice in 
compliance with Subsection B.1, above, that the application has 
been approved by operation of law in compliance with 
Government Code Sections 65950-65957.1, and the application 
may be appealed to the Coastal Commission in compliance with 
California Code of Regulations Section 13110 et seq. This 
Section shall apply equally to a City determination that the 
project has been approved by operation of law, and to a judicial 
determination that the project has been approved by operation 
of law. 

Finality of City Action. A City decision on a coastal development 
permit application shall be deemed final when: 

1. The City decision on the application has been made and all 
required findings have been adopted, including specific factual 
findings supporting the legal conclusions that the proposed 
development is or is not in conformity with the certified Local 
Coastal Program and, where applicable, with the public access 
and recreation policies of Chapter 3 of the Coastal Act; and 

2. All local rights of appeal to City appellate bodies have been 
exhausted in compliance with Section 17.54.5 (Exhaustion of 
Local Administrative Remedies). 
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17.52.9 Variances. 
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Only the development standards listed below shall be subject to modification 
through issuance of a variance: 

A. Maximum site coverage and minimum open space regulations; 

B. Minimum street frontage regulations; 

c. Maximum height regulations; 

D. Minimum front, side or rear yard setback dimensions; and 

E. Minimum parking requirements. 

All variances require approval by the Planning Commission. Only when the 
findings listed in Section 17.64.21: Variance, can be supported shall the 
Planning Commission grant a variance. 

17.52.10 Use Permits. 

When findings required in Chapter 17.64: Findings Required for Permits 
and Approvals, can be supported, the Planning Commission may issue use 
permits for the following: 

A. Uses which are expressly permitted by this code upon the issuance of 
such a permit; 

B. Extend the period during which a non-conforming use in any district 
may be discontinued without the property owner losing his right to 
reestablish such nonconforming use; provided, however, that such 
extension shall not exceed six months; 

C. Allow the commercial extraction of natural materials; 

D. Permit the use of a parcel of land having an average slope of 30 
percent or greater as measured from any one property line to another 
to be used as a building site. Through the use permit process, the 
following issues shall be addressed: 

1. Slope stability, both long-term and during construction; 
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E. 

2. Site access for occupants, vehicles and emergency response 
services; 

3. Site drainage and erosion, both long-term and during 
construction; 

4. Impacts from proposed grading and construction activity on 
soils, vegetation and environmental resources; 

5. Impacts on public and private views. 

Permit an exterior display of specific merchandise in a specific, 
defined area on private property in the commercial district, providing 
all of the following conditions exist: 

1. The proposed area of merchandise display is not out of scale or 
incompatible with surrounding uses or with the use of adjacent 
open spaces, walkways or rights of way; 

2. The display is adjacent to and contiguous with the specific use 
and is representative of the general line of merchandise; 

3. The merchandise is within one or more of the following 
classifications: 

a. Newspaper, magazine and postcard racks; 

b. Vegetables and fruits; 

c. Pottery; 

d. Plant life, including flowers; 

e. Garden supplies and tools; 

f. Motor oil at service station sites; 

g. Straw and wicker objects; and/or 

h. Bicycles. 

4. The display will not interfere with the free movement of 
pedestrian traffic. 
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F. Any sink other than kitchen sinks located in a kitchen, bar sinks 
located in a kitchen, dining room or family room, lavatory sinks 
located in a lavatory/bathroom, or laundry sinks located in a laundry 
room or garage; 

G. Permit the use of building sites in the R-1 land use district as motels 
when the findings established in Section 17.64.14: R-1 District - R-1 
Motels, can be supported; and* 

H. Permit the reconstruction, remodeling or alteration of an existing R-1 
motel when the findings established in Section 17.64.15: R-1 District 
- Remodeling, Reconstruction and Alteration of R-1 Motels, can be 
supported.* 

(Note: These provisions approved by voter referendum). 

17.52.11 Director Procedures. 

A. 

B. 

c. 

Purpose. It is the purpose of this section to set forth procedures to be 
followed for all projects subject to review by the Director. 

Public Participation. Actions on all applications considered by the 
Director shall be open to written public testimony. The Director shall 
consider written public testimony insofar as it provides factual 
information related to the matter before the Director and the specific 
criteria established for review of the application by this title. No 
public hearing is required for any decision before the Director. 

Appeals. All final actions of the Director may be appealed to the 
Planning Commission in accordance with Chapter 17.54: Appeals. 

17.52.12 Planning Commission and Design Review Board Procedures. 

A. 

B. 

Purpose. It is the purpose of this section to establish uniform 
minimum procedures to be followed by the Planning Commission and 
the Design Review Board for all projects subject to their review. This 
section shall not preclude the Commission or Board from adopting 
additional procedures as necessary for the completion of their duties. 

Permit Issuance; Review of Plans. No building permit, license or 
other required permit for any structure, site development or land use 
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shall be issued prior to Planning Commission or Design Review Board 
approval if any form of Commission or Board review is required for 
said improvement by this code. The Director of the Department of 
Community Planning and Building shall ensure that development IS 

executed and completed according to the approved plans. 

C. Conduct of Meetings. The Planning Commission shall meet at least 
once each month and may establish a more frequent schedule as 
needed. The Design Review Board shall meet at least once each month 
and may establish a more frequent schedule as needed. The 
Commission and Board shall keep minutes of all meetings and 
complete records of all examinations, findings and other official 
actions, together with a record of all facts pertinent to the cases 
submitted for their approval. 

D. Public Participation. Actions on all applications considered by the 
Planning Commission or the Design Review Board shall be open to 
public testimony. Written comments received from the public will be 
accepted and entered into the written record accompanying each 
matter considered by the Commission or the Board. The Commission 
or Board shall consider written and oral testimony insofar as they 
provide factual information related to the matter before the approval 
body and the specific criteria established for review of the application 
by this title. 

E. Decision. Decisions of the Planning Commission and the Design 
Review Board shall be reached by an affirmative vote of a majority of 
its members present. A quorum for each approval body shall consist 
of three members. All Commission and Board decisions shall be based 
on consideration of the facts presented to it by the applicant, City 
staff, and members of the public and consideration of all goals, 
objectives, policies, criteria and standards established in City planning 
documents and ordinances. Unless otherwise authorized under the 
Municipal Code, the Commission and Board shall not have the 
authority to waive or modify the site development requirements of this 
title or the requirements of any other applicable City ordinances. 

F. Reports on Final Actions. All actions approving or denying 
applications shall be made in writing and shall include all fmdings 
necessary to support said action. Approvals shall include all findings 
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required by the sections of the Municipal Code related to the project 
being approved. Approvals may be granted in whole or in part, with 
or without conditions necessary to assure the intent and purpose of all 
applicable policies, standards and guidelines. 

G. Reports and Investigations. Reports and investigations may be 
required by the Planning Commission or the Design Review Board 
prior to approval of any project. The Commission and the Design 
Review Board shall have the authority to request reports or 
investigations from the City Forester, City Engineer, Public Works 
Director, Building Official, Director or other department heads or 
commissions in writing prior to approval of any project. 

H. Appeals. All final actions of the Planning Commission or the Design 
Review Board may be appealed to the City Council in accordance with 
Chapter 17.54: Appeals. 

17.52.13 Notice of Public Hearing. 

When a land use permit, or other matter requires a public hearing, the 
public shall be provided notice of the hearing in compliance with State law 
(Governme·nt Code Sections 65090, 65091, 65094 and 66451.3, and Public 
Resources Code 21000 et seq.), and as required by this Chapter. 

A. Contents of Notice. Notice of a public hearing shall include: 

1. Hearing Information. The date, time, and place of the hearing 
and the name of the hearing body; the phone number and street 
location of the Department, where an interested person could 
call or visit to obtain additional information. 

2. Project Information. The name of the applicant; the City's file 
number assigned to the application; a general explanation of the 
matter to be considered; a general description, in text and/or by 
diagram, of the location of the property that is the subject of 
the hearing. 

3. Statement on Environmental Document. If a proposed Negative 
Declaration or final Environmental Impact Report has been 
prepared for the project in compliance with the City's CEQA 
Guidelines, the hearing notice shall include a statement that the 
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hearing body will also consider approval of the proposed 
Negative Declaration or certification of the final Environmental 
Impact Report. 

B. Distribution of Notice. At least 10 calendar days prior to the first 
public hearing on any residential design study, lot line adjustment, use 
permit, variance or any other equivalent development application 
requiring a formal public hearing, the Director shall provide notice by 
first-class mail of the pending application for the development to all of 
the following: 

1. Owners of the subject real property, or the owners' duly 
authorized agent, and the project applicant; 

2. All persons who have requested to be on the mailing list for the 
subject hearings and who have paid for the mailing of such 
notice; 

3. The California Coastal Commission; 

4. All owners of real property, as identified on the last equalized 
property tax assessment roll within 300 feet of the perimeter of 
the parcel for which a lot line adjustment, subdivision, 
variance, use permit or coastal permit is sought; 

5. All owners of real property as identified on the last equalized 
property tax assessment roll within 100 feet of the perimeter of 
the parcel for which a design study permit is sought; and 

6. All current occupants of properties contiguous to the parcel on 
which the development is proposed. 

C. Measuring a Radius. For public notice, whenever this title refers to a 
distance other than a "walking distance," the specified distance from a 
particular project shall be measured in a straight line, without regard 
to intervening structures or objects, perpendicular from all points 
along the lot lines of the subject project. 

D. Publication and Posting. In addition to the above requirements, notice 
of hearing shall be published in the official newspaper of the City at 
least 10 days prior to such public hearing. Notice may also be posted 
in conspicuous places on the subject property and in other public 
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locations in the City. In satisfying the above notice requirements, the 
City may require the applicant to assist in the distribution of the 
notice and to bear reasonable costs associated with the administration 
of this section. 

17.52.14 Notice of Non-Appealable Development. 

The California Code of Regulations, Title 14, Section 13568b, requires that 
all development within the Coastal Zone (except development that is 
categorically excluded) must receive public notice, regardless of whether 
these regulations require a public hearing, before the development can be 
approved or disapproved. This Section provides notice requirements for 
projects which are not appealable to the Coastal Commission in compliance 
with Public Resources Code Section 30603, and which are not categorically 
excluded. 

A. 

B. 

Distribution of Notice. Within 10 days of accepting a permit 
application for a non-appealable development, or at least 10 days 
before the City's decision on the application, the City shall provide 
notice, by first-class mail, of the pending development approval, to: 

1. All persons who have requested to be on the mailing list for the 
particular project or for decisions by the City; 

2. All owners of real property as shown on the latest County 
equalized assessment roll, and residents, within a radius of 100 
feet of the exterior boundaries of the parcel involved in the 
application; and 

3. The Coastal Commission. 

Content of Notice. The notice shall contain the information required 
for public notices in Section 17.52.13.A above, and the following: 

1. The date the application will be acted upon by the City's review 
authority; 

2. The City's general procedure concerning the submission of 
public comments either in writing or orally before the decision 
is rendered; and 
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3. 

17.52.15 

A statement that a public comment period of sufficient time to 
allow for the submission of comments by mail will be held 
before the decision is rendered. 

Time Limits on Approvals and Denials. 

All applications approved by City staff, the Planning Commission, the 
Design Review Board or by the City Council on appeal have a limit on the 
time that the approval remains valid. Permits or other approvals granted by 
these approval bodies or by the Historic Resources Board that are not 
implemented within these time limits become void. 

A. Project Implementation. The action required to implement a permit 
depends on the nature of the project for which the permit is issued. 
For projects requiring a new or amended business license, 
implementation is effected by establishing the business use authorized 
by the business license. For commercial business use permit, 
implementation is effected by signing a statement of compliance with 
permit conditions and establishing the use authorized by the permit. 
For lot line adjustments or subdivisions, implementation is affected by 
recording a parcel map, subdivision map or equivalent. For other 
approvals, implementation is effected by erecting, installing or 
beginning the installation of the improvement authorized by the permit 
as determined by the Director. 

B. General Limits. Unless otherwise stated on the permit, or indicated as 
a condition of approval by the approving body, the following time 
limits shall apply commencing upon the date of action by the City 
staff, Planning Commission, Design Review Board or final City 
Council action: 

1. Commercial design review - 18 months; 

2. Commercial business use permit- six months; 

3. Other commercial district use permits - 18 months; 

4. Variances- 12 months; 

5. Signs - three months; 
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6. Residential design study - 12 months; 
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7. Residential district use permits - 12 months; 

8. Lot line adjustments- six months; and 

9. Subdivisions- 24 months. 

C. Time Extensions. The Director may grant one extension of a time 
limit, equal in length to the original time limit for those approvals not 
subject to a public hearing. Similarly, the Planning Commission, 
Design Review Board or Historical Preservation Board, as 
appropriate, may administratively grant one extension for approvals 
originally subject to a public hearing. If, since the date of the original 
approval, the conditions surrounding the original approval have 
changed, or the General Plan, Municipal Code or Local Coastal Plan 
Program has been amended in any manner which causes the approval 
to be inconsistent with these plans or codes, no time extension or 
renewal shall be granted for any approval. 

D. Denials. Any project or application denied and not subsequently 
approved by the City Council on appeal shall prohibit the 
implementation of the specific project or activity requested in the 
application. No applications for substantially the same project or 
activity on the same property may be submitted for a period of one 
year following a denial unless the application contains changes to 
address the reason(s) for the denial of the first application, or the 
City's plans or ordinances have been amended to remove the cause for 
the original denial. Permits denied without a prejudice shall not be 
subject to this limitation. 

17.52.16 Director Approved Temporary Uses. 

Director Approved Temporary Uses may be granted m the situations 
described in Section 17 .52.6.H above. 

17.52.17 Emergency Coastal Pennits. 

A. Purpose. This Section provides procedures for the Issuance of 
emergency permits in compliance with the Coastal Act. 
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B. Applicability. In the event of an eJ;Dergency, the Director may issue a 
permit to authorize emergency work in compliance with this Section, 
The Shoreline Management Plan, Section 30624 of the Coastal Act 
and California Code of Regulations Section 13329. The Director shall 
not issue an emergency permit for any work to be conducted on any 
tidelands, submerged lands, or on public trust lands, whether filled or 
unfilled; requests for emergency work in these areas shall be referred 
to the Coastal Commission. 

C. Application. An application for an emergency permit shall be filed 
with the Director in writing if time allows, or in person or by 
telephone if time does not allow. 

D. Required Information. The applicant shall report to the Director the 
following information, either during or as soon after the emergency as 
possible: 

1. The nature and location of the emergency; 

2. The cause of the emergency, insofar as this can be established; 

3. The remedial, protective, or preventative work required to deal 
with the emergency; and 

4. The circumstances during the emergency that appeared to 
justify the courses of action taken, including the probable 
consequences of failing to take action. 

E. Verification of Emergency. The Director shall verify the facts, 
including the existence and nature of the emergency, as time allows. 

F. Notice. The Director shall provide public notice of the proposed 
emergency work. The extent and type of notice shall be determined by 
the Director based of the nature of the emergency and the work 
proposed. 

G. Emergency Permit Approval. The decision to issue an emergency 
permit is at the sole discretion of the Director, provided that 
subsequent land use, building, and grading permits required for the 
project shall comply with all applicable provisions of these 
regulations. The Director may grant an emergency permit if an 
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emergency exists as defined in Article 6, and if the Director first finds 
that: 

1. 

2. 

3. 

An emergency exists that requires action more quickly than 
would occur following normal permit procedures, and the 
emergency work can and will be completed within 30 days 
unless otherwise specified by the emergency permit; 

Public comment on the proposed emergency action has been 
reviewed, if time allows; and 

The work proposed would be consistent with the requirements 
of the certified Local Coastal Program or would not impede 
attainment of these requirements following completion of the 
emergency work. 

Emergency Permit Contents. If granted, the permit shall state the 
basis for the findings made by the Director and shall be subject to 
reasonable terms and conditions, including: 

1. Language indicating that the work accomplished under an 
emergency permit is considered temporary unless a regular 
permit is subsequently issued for the work; 

2. An expiration date for the emergency permit; and 

3. A condition specifying the necessity for the submittal of a 
regular permit application within 30 days of the effective date 
of the emergency permit. 

Expiration. An emergency permit shall expire and become void within 
seven days of issuance if it is not exercised, or if the emergency 
ceases to exist. 

Report to Council. For information only, the Director shall provide 
the Council with a written report describing the nature of the 
emergency and the work involved at the Council's first regularly 
scheduled meeting after the emergency permit has been issued. Copies 
of the permit and the report shall be available at the meeting and shall 
be mailed to the Executive Director of the Coastal Commission and to 
all persons who have requested this notification in writing. 
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K. Normal Permits Required. Within 30 days of the date of issuance of 
the emergency permit, the applicant shall apply for all permits 
required by these regulations, and any other permits required by the 
Municipal Code. Failure to file the applications and obtain the 
required permits shall result in enforcement action in compliance with 
Chapter 17. 66: Enforcement. 
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Chapter 17.54 Appeals 

Sections: 

17.54.1 
17.54.2 
17.54.3 
17.54.4 
17.54.5 
17.54.6 
17.54.7 
17.54.8 
17.54.9 
17.54.10 

17.54.1 

Conclusive Decision - Appeal Period. 
Projects Appealable to the Coastal Commission. 
Grounds for Appeal on a Coastal Development Permit. 
Filing Appeals. 
Exhaustion of Local Administrative Remedies. 
Effect of Appeal to the Coastal Commission. 
Coastal Commission Notice of Final Action. 
Appealers. 
Notice of Hearing. 
Effect of Failure to Perfect Appeal. 

Conclusive Decision - Appeal Period. 

A. The findings and actions of the City Forester shall be final and 
conclusive from and after the date of final action unless an appeal is 
filed with the Forest and Beach Commission pursuant to Section 
17 .54.4.A: Appeals to the Forest and Beach Commission. 

B. The findings and actions of the Historic Resources Board shall be 
final and conclusive from and after the date of final action unless an 
appeal is filed with the City Council pursuant to Section 17 .54.4.B 
and the provisions in this chapter. 

c. 

D. 

The findings and actions of the Planning Commission and the Design 
Review Board shall be final and conclusive from and after the time the 
applicant signs a certificate of compliance with the findings and 
conditions of the use permit or the date of final action on a design 
application unless an appeal is filed with the City Council pursuant to 
Section 17 .54.4.B: Appeals to the City Council. 

The findings and actions of the City Council shall be final and 
conclusive from and after the date of final action unless an appeal is 
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filed with the California Coastal Commission pursuant to Section 
17 .54.4.C: Appeals to the Coastal Commission. 

17.54.2 Projects Appealable to the Coastal Commission. 

Per Section 30603 of the Coastal Act, only the following types of 
development may be appealed to the Coastal Commission: 

A. Developments approved by the local government between the sea and 
the first public road paralleling the sea or within 300 feet of the inland 
extent of any beach or of the mean high tideline of the sea where there 
is no beach, whichever is the greater distance. 

B. Developments approved by the City not included within Section 
17 .54.2.A above that are located on tidelands, submerged lands, 
public trust lands, within 100 feet of any wetland, estuary, or stream, 
or within 300 feet of the top of the seaward face of any coastal bluff. 

C. Developments approved by the City not included in Section 17 .54.2.A 
orB above, that are located in a sensitive coastal resource area. 

D. Any development which constitutes a major public works project or a 
major energy facility. 

17.54.3 Grounds for Appeal on a Coastal Development Permit 

The grounds for appeals pursuant to Section 17 .54.2.A shall be limited to 
one or more of the following: 

A. The development fails to provide adequate physical access to the 
Coast or interferes with existing access as set forth in the City's 
certified Local Coastal Program. 

B. The development fails to protect public views from any public road or 
from a recreational area to, and along, the coast as identified and set 
forth in the City's certified Local Coastal Program. 

C. The development is not compatible with the level and scale of 
development identified for the site or area in the City's certified Local 
Coastal Program. 
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The development may significantly and adversely alter existing natural 
landforms. 

E. The development does not comply with shoreline erosion policies as 
established in the City's certified Local Coastal Program. 

The grounds for appeal for any development reviewed pursuant to Section 
17 .54.2.B, C and D shall be limited to an allegation that the development 
does not conform to the City's certified Local Coastal Program. 

17.54.4 Filing Appeals. 

A. 

B. 

Appeals to the Forest and Beach Commission. Decisions to approve or 
deny projects made by the City Forester, may be appealed to the 
Forest and Beach Commission by filing a notice of appeal in writing 
with the Forest and Beach Commission Secretary within ten calendar 
days of the date of action and paying the required filing fee as 
established by City Council Resolution. 

1. Such notice of appeal shall set forth specifically the ground or 
grounds upon which such appeal is taken, and the signature of 
the appellant. 

2. Within ten working days after receipt of a valid appeal the 
Planning Commission Secretary shall set a date for public 
hearing at which the Planning Commission shall consider the 
appeal. All appeals shall be heard within 60 days of the close of 
the appeal period. 

3. In no case shall a decision of the City Forester, Parks and 
Beaches be ripe for appeal to the California Coastal 
Commission until after the exhaustion of all local appeals 
processes, including appeal to the Carmel-by-the-Sea City 
Council. 

Appeals to the City Council. Decisions to approve or deny projects 
made by the Planning Commission, Forest and Beach Commission, 
the Design Review Board, or the Historic Resources Board may be 
appealed to the City Council by filing a notice of appeal in writing in 
the office of the City Clerk within ten working days following the date 
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c. 

of action by the Decision-making Body and paying the required filing 
fee as established by City Council resolution. 

1. Such notice of appeal shall set forth specifically the ground or 
grounds upon which such appeal is taken, and the signature of 
the appellant. 

2. Within ten working days after receipt of an appeal the City 
Clerk shall set a date for public hearing at which the appeal 
shall be considered by the City Council. All appeals shall be set 
for the next regular City Council meeting, unless insufficient 
time exists for public notice as established in Section 17.54.9: 
Notice of Hearing. 

3. In no case shall a decision of the Planning Commission, Design 
Review Board, Forest and Beach Commission or Historic 
Resources Board be ripe for appeal to the California Coastal 
Commission until after the exhaustion of all local appeals 
processes, including appeal to the City Council. 

Appeals to the Coastal Commission. The approval of an application 
for a project that is appealable to the Coastal Commission shall 
become effective on the tenth (lOth) working day following receipt by 
the Central Coast office of the California Coastal Commission of the 
Notice of Final City Action by the Executive Director of the 
California Coastal Commission, unless an appeal to the City Council 
is filed during this period. The applicant or any aggrieved person shall 
first be required to exhaust local administrative remedies and appeals 
before appealing to the California Coastal Commission pursuant to 
Section 17 .54.4.A or 17 .54.4.B above, except as provided for in 
Section 17.54.5 below. Any appeal to the Coastal Commission must 
contain the following information: 

1. The name and address of the permit applicant and appellant; 

2. The date of the local government action; 

3. A description of the development; 

4. The name of the governing body having jurisdiction of the 
project area; 
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7. 

8. 
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The names and addresses of all persons who submitted written 
comments or who spoke and left his or her name at any public 
bearing on the project, where such information is available; 

The names and addresses of all other persons known by the 
appellant to have an interest in the matter on appeal; 

The specific grounds for appeal; 

A statement of facts upon which the appeal is based; and 

9. A summary of the substantial issues raised by the appeal. 

Any appeal of a final City action on a Coastal Development permit shall be 
made to the Coastal Commission's Central District Office in person or by 
first class mail. The appellant shall also notify the applicant(s), any persons 
known to be interested in the application and the City of the filing of the 
appeal. In addition, the City shall be provided with a copy of the appeal by 
the appellant. Unwarranted failure to perform such notification may be 
grounds for dismissal of the appeal by the Coastal Commission. The Coastal 
Commission shall notify the City by mail and by telephone within 24 hours 
of the receipt of any such appeal. 

17.54.5 Exhaustion of Local Administrative Remedies. 

Exhaustion of all local administrative remedies shall not be required for 
appeals to the Coastal Commission if any of the following occur: 

A. The City requires an appellant to appeal to more local appellate bodies 
than have been certified as appellate bodies for permits in the Coastal 
Zone, in the implementation section of the Local Coastal Program. 

B. An appellant was denied the right of the initial local appeal by a local 
ordinance other than the implementation procedures of the Certified 
Local Coastal Program which restricts the class of persons who may 
appeal a local decision. 

C. An appellant was denied the right of local appeal because local notice 
and hearing procedures for the development did not comply with the 
provisions of this title. 

V-35 



Cannel-by-the-Sea Coastal Implementation Plan 

D. The City charges an appeal fee for the filing or processing of a 
Coastal Development Permit appeal. 

Where a project is appealed by any two (2) members of the Coastal 
Commission, there shall be no requirement of exhaustion of local appeals, 
provided, however, that the Coastal Commission shall transmit a "Notice of 
Commissioners' Appeal" to the City Council. Upon receipt of such notice, 
the Coastal Commissioners' appeal may be suspended by the City Council 
pending a decision on the merits of the appeal by the Council. The City 
Administrator or any two council members may request a review of the 
appeal by notifying the City Clerk and the City Administrator shall then 
notify the Coastal Commission that a suspension is in effect. The council 
shall review the matter within 45 days of said notice to the coastal 
commission. If the decision of the City Council is to modify or reverse the 
previous decision the Coastal Commissioners shall be required to file, if 
necessary, a new appeal of that decision. 

17.54.6 Effect of Appeal to the Coastal Commission. 

Upon receipt in the Coastal Commission office of a timely, valid appeal by a 
qualified appellant, the Executive Director of the Commission shall notify 
the permit applicant and the City that the operation and effect of the Local 
Coastal Development Permit has been stayed pending Coastal Commission 
action on the appeal as required by Public Resources Code Section 30623(b). 
Upon receipt of a Notice of Appeal, the City shall refrain from issuing a 
development permit for the proposed development and shall, within five (5) 
working days, deliver to the Executive Director of the Commission all 
relevant documents and materials used by the local government in its 
consideration of the coastal development permit application. If the Coastal 
Commission fails to receive the documents and materials, the Commission 
shall set the matter for hearing and the hearing shall be left open until all 
relevant materials are received. 

17.54.7 Coastal Commission Notification of Final Action. 

Within ten ( 1 0) working days of a final Coastal Commission action on an 
appeal from a City decision, the Coastal Commissions shall transmit notice 
of the action taken to the City, the applicant and the appellant. 
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17.54.8 Appeals. 

A. 

B. 

Appeals of Decisions on Pennits. Any decision to approve, deny or 
conditionally approve any permit made by the Director, the City 
Forester, the Planning Commission, or the Design Review Board or 
the Historic Resources Board may be appealed by any person who 
considers himself/herself an aggrieved party and who so states under 
oath in the notice of the appeal. 

Appeals of Decisions by the City Council. Any person, including the 
applicant, any two members of the California Coastal Commission, or 
the Executive Director of the California Coastal Commission may file 
an appeal of City Council action. 

17.54.9 Notice of Hearing. 

A. After the time for bearing such appeal is set, as provided for in 
Section 17.54.4: Filing Appeals, the Planning Commission Secretary 
or City Clerk shall thereupon provide written notification to the 
appellant of the time of such hearing at least 10 calendar days prior to 
the date thereof. 

B. Notice of the public hearing shall also be published in one newspaper 
of general circulation at least 10 calendar days prior to such public 
hearing. 

17.54.10 Effect of Failure to Perfect Appeal. 

If notice of appeal has not been filed in the time, form and manner provided 
in this chapter, it shall be mandatory for the Director of the Department of 
Community Planning and Building to issue the permit in accordance with the 
findings and determination of the original decision maker. 
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Chapter 17.56 Restricted Commercial Uses. 

Sections: 

17.56.1 
17.56.2 
17.56.3 
17.56.4 
17.56.5 
17.56.6 

17.56.1 

Purpose. 
Numerical and Size Limitations Established. 
Procedure for Establishing a Restricted Commercial Uses. 
Temporary Cessation of Restricted Commercial Uses. 
Exercise and Abandonment of Restricted Commercial Uses. 
Abandonment and Re-establishment of Motel Units. 

Purpose. 

These regulations are intended to preserve Carmel's character as a 
residential village and perpetuate a balance of land uses that are compatible 
with local resources and the environment. These regulations will implement 
the General Plan and Coastal Land Use Plan and: 

A. Maintain a mix of commercial uses that is compatible with Carmel's 
residential village character; 

B. Promote a broad range of goods and services that avoids the 
dominance of any single type of use and provides a variety of options 
to the City's residents and visitors; 

C. Encourage the development of second floor apartments above ground 
floor retail and service uses in the commercial district by limiting 
commercial uses that may generate noise, fumes, and litter; 

D. Promote the establishment of unique, quality commercial uses that 
serve the intellectual, social, material, and day-to-day needs of the 
local community and visitors; 

E. Protect and enhance the balanced mix of uses in the central business 
area, particularly along Ocean Avenue, to ensure a high quality, 
pedestrian oriented commercial environment providing a variety of 
goods and services to local residents; 

F. Reduce the generation of litter and food waste in the public right-of-
way by limiting the number of establishments that sell food and 
beverages for immediate consumption by pedestrians; 
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G. Provide locations for retail goods and service establishments to serve 
surrounding neighborhoods; 

H. Discourage the type of establishments that may displace businesses 
that supply residents with essential goods and services; 

I. Prevent development which exceeds the amount and intensity of use 
that is compatible with adjacent residential neighborhoods; 

J. Limit the space occupied by businesses that generate high traffic 
and/or parking demands; and 

K. Provide a transition and buffer between more intense commercial 
activities and less intense activities in the surrounding residential 
districts. 

17.56.2 Numerical and Size Limitations Established. 

Table V-A lists the numerical and size limitations for certain restricted uses 
consistent with the land use regulations for zoning districts in the City in 
which they may be located and the purposes of the Chapter. 

J,:!~~~~~!f~f,~,lijj'l"~TJ9N~,g,~)"!E~tli~cl;~Q~~911ij~~<:,,•~.::'Qse$'{~'11,i'fl~~~~~;k;~f~~fii::::{;;~,j,' 
Use Limit on the Other Limitations Type of Permit 

Number Allowed Required 

jewelry Stores 32 Minimum 10% of gross Business License 
floor area devoted to 
jewelry manufacturing 
and repair 

Food Stores and IS fronting on Ocean 
Restaurants1 Avenue 

Full Line Food Included in 15 No seating Use Permit 

Specialty Food Included in 15 No seating Use Permit 

Full Line Restaurant Included in 15 Seating required Use Permit 

Specialty Restaurant Included in 15 Minimum 600 sq.ft. and Use Permit 
20 seats; soup, salad, 
sandwiches up to 10% 
of sales 

Drinking Places 3 Use Permit 

Hotels and Motels 948 units Use Permit 
1No drive-in, fast food, or formula food establishments are permitted. 
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17.56.3 Procedure for Establishing a Restricted Commercial Use. 

A. Acceptance of Applications. The Department of Community Planning 
and Building (the Department) shall maintain an inventory of 
commercial uses subject to the numerical limitations set forth in this 
chapter. Each proposed change in land use or project for which an 
application is submitted shall be evaluated to determine whether its 
approval would result in a net increase in the number of 
establishments or units that would exceed the limitations set forth in 
Section 17 .56.2. All applications to establish a land use subject to 
such limitation shall be returned to the applicant or denied if the 
approval of such use would exceed the limits specified in Section 
17 .56.2. Applications that affect but would not result in a net increase 
in the number of establishments subject to limitation may be accepted 
and processed. Numerically limited uses approved by the City shall be 
physically established and in operation within six month of the date of 
approval. Failure to establish the use shall void the approval. 

B. Reservation of Allocation. For approvals of numerically limited uses 
associated with construction activity (e.g. such as when a building 
addition or renovation has been approved for occupancy by the use) 
the six month period for establishment shall be dated from issuance of 
a certificate of occupancy. 

17.56.4 Temporary Cessation of Restricted Commercial Uses. 

A. Any property or business owner who has exercised the right to 
establish a commercial use subject to the numerical limitations set 
forth in Section 17.56.2 and has continuously operated such use, since 
its establishment may temporarily cease operations subject to the 
requirements of this section and all other applicable City regulations. 

B. A numerically limited use may cease operation for a period up to six 
months without the use being considered abandoned. Periods longer 
than six months shall be authorized only for construction activity as 
established below or for a tenant search. 

c. The property owner shall submit a written request to temporarily 
cease operation for any period longer than 6-months without the use 
being deemed abandoned. Temporary cessation of a numerically 
limited use shall be limited to a maximum period of 12 months in the 
case of a vacant space for which the property owner is seeking a 
tenant. The property owner shall provide evidence satisfactory to the 
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Director that a tenant is actively and diligently being sought only for 
the specific use authorized. Failure to do so shall be cause for a 
determination of abandonment by the Director. 

Permit-holder Responsibilities. During an approved cessation period 
the permit holder shall remain responsible for maintenance of the 
property in compliance with all applicable City codes. 

Exceptions for Repair. Temporary cessation of a numerically limited 
use for any period of time exceeding six months, in order to carry out 
repairs or improvements shall require a written request from the 
property owner and approval by the Director in order to carry out 
repairs or improvements. 

F. No Abandonment Pressured. Temporary cessation of a restricted 
commercial use in compliance with the requirements of this section 
shall not be deemed abandonment of such use. 

17.56.5 Exercise and Abandonment of Restricted Commercial Uses. 

A. Exercise of Permit. Unless otherwise specified as a condition of 
approval by the approving body, City authorization to establish a 
restricted commercial use shall be exercised within 6 months of the 
date of action by the City staff, Planning Commission, or final City 
Council action. If the application is subject to design review, the 
approval shall be exercised no later than six months from the date of 
completion of construction. Approval shall be deemed exercised when 
the use is physically established and in continuous operation. 

B. Extension of Time to Exercise. The Director may grant one extension 
of a time limit for a period not to exceed six months. No time 
extension shall be granted for any approval if the General Plan, 
Municipal Code, or Local Coastal Plan Program has been amended so 
as to make the approval inconsistent with such plans or regulations. 

C. Abandonment of Use. A restricted commercial use that has been 
discontinued for a period of six (6) consecutive months shall be 
considered abandoned unless the property owner has filed notice of 
temporary cessation as provided for in this article. Failure to maintain 
a valid business license shall be considered substantial evidence of 
abandonment, and such use shall not be reestablished unless a new 
application is approved as required by this chapter. Establishment of 
any different use in a space authorized for occupancy by a numerically 
limited use shall be considered an abandonment of the numerically 
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limited use. A determination of abandonment by the Director of 
Community Planning and Development may be appealed to the 
Planning Commission, as provided for in Section 17 .56.4. 

17.56.6 Abandonment and Re-Establishment of Motel Units. 

A. The numerical limits on the total number of hotel/motel/inn units shall 
include all units located in the R-1, R-4, CC, SC and RC Districts. If 
any units are abandoned through demolition or conversion to other 
uses, these abandoned units shall become available for re
establishment at another site consistent with the following finding and 
upon meeting all standards applicable to hotel/motel/inn uses as 
established by this title. 

1. The proposed use will not create a net increase the total number 
of lodging units beyond the numerical limits established in table 
17.56-A. 

2. The proposed site where the units would be re-established is not 
located in a single-family residential zoning district; 

3. 

4. 

5. 

6. 

7. 

8. 

The use will be operated as a commercial business offering 
transient lodging for guests and visitors. 

Upon completion, the proposed project shall include ~ minimum 
of five lodging units. No units shall contain kitchens or similar 
facilities for cooking food; 

The project will provide parking for all uses on the site in 
compliance with the requirements of Chapter 17 .38; 

The proposed project complies with applicable commercial 
district regulations, including floor area, height, coverage, 
landscaping, signs, retaining walls and floodlighting; 

Establishment of the lodging units will not require a debit from 
the city's water allocation. The proposed project will operate 
within its existing water entitlements. 

If the proposed project involves a transfer of water between 
sites, sufficient water will remain on each site involved to 
provide for reasonable development (e.g. one single family 
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dwelling on a residentially zone site or retail/office uses on a 
commercially zoned site). 

Remodeling, Reconstruction or Alteration of Motels in Single-Family 
Districts. The Planning Commission may approve a Use Permit to 
remodel, reconstruct, or alter a motel that was legally established in a 
Single-Family Residential District based on a finding that the design 
of the proposed project and the design and bulk of proposed structures 
will be compatible with the residential character of the surrounding 
neighborhood and the following requirements: 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

The motel was lawfully established prior to January 1, 1967 
and has been continuously operated since that date. 

The total lot coverage of all buildings shall not exceed 35 
percent of the total site area based on a survey prepared by a 
licensed professional surveyor and submitted with the 
application; 

The total floor area will not exceed the floor area that was 
approved subject to the original use permit that was issued to 
allow establishment of the motel; 

All proposed work will conform to existing setback and height 
requirements applicable to the R-1 land use district. All taxes 
levied upon the property or due the City from any owner or 
operator or prior owner or operator of the motel have been 
paid. 

The proposed site includes at 1 ,500 square feet of lot area for 
each lodging unit in the motel; 

The proposed construction shall not eliminate any existing on
site parking. If the proposed construction includes 
reconstruction of any units, one parking space shall be provided 
on-site for each reconstructed lodging unit; 

The maximum number of lodging units per building shall not 
exceed 10 and the total number of lodging units within the 
motels shall not exceed the number permitted by the original 
use permit granted pursuant to this subsection or the number in 
existence on January 1, 1967, whichever is the lesser number; 

If the project proposes reconstruction, the Planning 
Commission shall only grant design review approval based on 
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9. 

findings that the site plan maxumzes usable open space, 
minimizes unrelieved expanses of pavement devoted to parking 
and conforms in all respects to the commercial design 
requirements in Chapter 17.14: Commercial Zoning Districts. 

All kitchens existing on motel sites on the date of the issuance 
of the use permit pursuant to this subsection shall be made to 
conform to all sanitation requirements and no additional 
kitchens may be permitted on the site. For the purposes of this 
section, kitchens shall mean any area for the preparation of 
food that meets the standards of the Uniform Building Code or 
the State Housing Code. No other facilities for the preparation 
of food shall be permitted other than kitchens; 

10. Legally established incidental service uses that are being 
provided by the motel at the time the application is submitted 
but are not otherwise allowed within the land use district, will 
be limited to use by motel occupants only and will not be made 
available to the general public. 

Any use permit approved pursuant to this chapter shall expire and no 
longer be valid if the construction authorized by the permit has not 
commenced within six months from the date of issuance, unless the 
Planning Commission approves an extension. (Note: These provisions 
(17 .56.6.B) approved by ballot measure and not amendable without a 
vote of the people; Code 1975 § 1341.3). 
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Chapter 17.58 Design Review 

Sections: 

17.58.1 

17.58.2 
17.58.3 
17.58.4 
17.58.5 

17.58.6 
17.58.7 

Purpose and Applicability. 
General Requirements and Responsibilities. 
Commercial Design Review. 
Residential Design Review. 
Conditions of Approval. 
Findings Required. 
Enforcement. 

17.58.1 Purpose and Applicability. 

A. Purpose. This chapter establishes objectives, standards, and 
procedures for conducting design review. The intent of these 
regulations is to promote and maintain the City's special character as 
a residential village with a compact development pattern that respects 
and has been strongly influenced by the natural setting and is typified 
by a visually rich and creative mix of architectural styles. Design 
review is intended to encourage originality, flexibility, and diversity 
in design and preserve and enhance the community's existing forest 
character while preventing unnecessary delays in project approval. 
More specifically, the design review process is intended to: 

1. 

2. 

3. 

4. 

Promote design that maintains the City's intimate and human 
scale and complements, rather than overrides, natural 
constraints; 

Ensure that the design of new homes, residential additions, and 
exterior alterations preserves the traditional characteristics of 
scale, good site design, and sensitivity to neighboring 
properties; 

Encourage the construction of residences that are diverse and 
innovative in design yet compatible with the City's forest 
setting as well as the site design and materials used in 
surrounding structures; 

Promote residential design that respects the privacy, solar, 
access, and private views of neighboring properties; 
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B. 

5. 

6. 

Maintain a tradition of architectural diversity that enhances the 
character of the commercial district and adds a lively sense of 
history to Carmel's village ambiance by promoting commercial 
building design that respect these traditions; and 

Encourage originality and invention so long as the results 
encompass the unifying values of human scale and the use of 
natural materials and their role in preserving village character 
and avoid out-of-scale or bizarre building forms or 
incompatible design. 

Applicability. Design review is required for site development, 
substantial alternations, rebuilding, rehabilitation, new construction, 
exterior alterations, additions, signs, exterior lighting and landscaping 
associated with such construction, alterations or additions set forth in 
this chapter. 

17.58.2 General Requirements and Responsibilities. 

A. 

B. 

Submittal Standards. The Department of Community Planning and 
Building (the Department) shall establish uniform submittal 
requirements to enable a full understanding of each project, facilitate 
review and provide consistency in information for decision-making. 
Applications for projects subject to design review shall include such 
information as may be required by the Director. Such information 
may include, but is not limited to, site plans, floor plans, building 
sections, exterior elevations, photographs of the subject or abutting 
properties, perspective or axonometric drawings and/or a model, 
description of building materials, material and/ color samples, exterior 
lighting, fence plans, sign, drainage plans, landscaping and irrigation 
plans. Applications requiring design review shall be subject to a fee 
schedule as established by resolution of the City Council. 

Coordination of Review Bodies. For any proposed major alteration 
affecting an historic resource in the commercial and R-4 districts, the 
Director shall schedule a review of the project plans by the Historic 
Resources Board for a determination of consistency with the 
Secretary's standards. If the site assessment shows that trees will be 
affected by the project, the Director shall forward the plans to the 
City Forester for processing. 
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Any reviews by the Forest and Beach Commission and/or Historic 
Resources Board that are required for a project shall occur prior to 
consideration of the project by the Director, Design Review Board or 
the Planning Commission. The procedures established in Chapter 
17.32: Historic Preservation, shall be followed if the project would 
affect a historic resource or if it is unknown whether the property 
contains a historic resource. 

C. Public Notice Requirements. For any project that requires preparation 
of Preliminary Site Assessment pursuant to this section but does not 
require a public hearing and is not subject to the Coastal Zone 
notification, the Director shall post notice on the site and at City Hall 
at least ten (10) days before a decision. 

D. Design Review Responsibilities. The Planning Commission shall 
conduct design review for all projects that require a Use Permit, 
Variance, and for all projects subject to environmental review. Design 
review for all other projects shall be conducted by the Design Review 
Board or the Director pursuant to the specific requirements of this 
chapter. The Director may require Design Review Board or Planning 
Commission review for any application that raises new policy issues 
or presents unusual circumstances not addressed by adopted policies, 
guidelines, or review criteria. 

E. Design Review Standards. When conducting design review the 
Department, Design Review Board, or the Planning Commission shall 
use the design guidelines adopted by the City Council as the basis for 
review. The decision-making entity responsible for design review 
shall consider the conformance of the application to the standards set 
forth in and promulgated under this Title, and may either approve, 
deny or modify an application for design review. However, no 
modification may be made that is not consistent with any other 
requirement of this Title. Specific zoning standards and criteria are 
established in each zoning district overlay district, specific plan area, 
special district, or community plan area. These shall be coordinated 
with the guidelines in reviewing projects. 

F. Prerequisite for Permit Issuance. Permits for projects and for signs 
that are subject to design review shall not be issued without design 
review approval pursuant to the requirements of this Title. 
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17.58.3 Commercial Design Review 

The City has established two tracks for design review of projects proposing 
new construction, alterations, rebuilds, additions, demolitions, and other 
exterior design changes in the Central Commercial (CC), Service 
Commercial (SC) and Residential and Limited Commercial (RC) districts 
and the Multi-Family Residential (R-4) district. Approval of any design 
review application for a commercial project under this section shall require 
the decision-making authority to find that the proposed project represents an 
improvement over existing conditions. All projects approved shall comply 
with minimum zoning standards established by this title. However, 
compliance with minimum standards does not constitute a sufficient basis for 
project approval. Projects also shall be evaluated for compliance with the 
design guidelines. 

A. Commercial District Track One Design Review. The Director may 
approve Track One applications for design changes in all commercial 
zoning districts and the R-4 District based on a determination that 
such projects comply with the Zoning Ordinance and all applicable 
Commercial Design Guidelines and public way design guidelines. 

1. Applicability. The following projects may be approved with 
Commercial Design Review Track One Design Review in the 
CC, SC, RC, and R-4 Districts: 

2. 

a. Public way improvements; 

b. Storefront remodels/alterations; 

c. 

d. 

Landscaping; 

Exterior lighting; 

e. Roofing materials and rooftop equipment; 

f. Signs; and 

g. Exterior flags. 

Procedures. Within 30 days of the receipt of a complete 
application for a Commercial Administrative Permit, the 
Director shall review the proposed project for compliance with 
the standards and regulations of the CMC, General Plan 
policies, Commercial Design Guidelines, Public Way 
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Improvement Design Guidelines, and other applicable adopted 
design criteria. The Director may approve the application if all 
zoning standards are met and the project is consistent with all 
design guidelines. The Director shall refer for action by the 
Design Review Board any application for a project that does not 
comply with applicable adopted design guidelines and design 
criteria. The Director shall deny any application for a 
Commercial Track One Permit that does not comply with the 
CMC or the General Plan. 

Commercial District Track Two Design Review. This is a 
discretionary process for reviewing substantial design changes in 
commercial zoning districts and the R-4 District. The Planning 
Commission shall conduct design review under this section for any 
project that requires a Use Permit, Variance, or other land use permit. 
The Design Review Board shall conduct design review of all other 
projects subject to design review under this section. 

1. Applicability. The requirements of this section apply to all 
commercial and multi-family residential projects that do not 
qualify for Commercial District Track One Design Review. 
This process also applies to all referrals from Administrative 
Commercial Design Review, all projects that require an initial 
study, Negative Declaration or EIR and to any project that 
requires a Use Permit, Variance, Subdivision or other land use 
permit including, but not limited to, the following: 

2. 

a. Construction of new buildings; 

b. Additions to existing buildings; 

c. New parking facilities; and 

d. Installation of antennae. 

Procedures. Within 30 days of the receipt of a complete 
application proposing substantial design changes in any 
commercial zoning district or the R-4 District, the Director 
shall review the project for compliance with the standards and 
regulations of the CMC, General Plan policies, and the 
Commercial Design Guidelines. Applications subject to design 
review pursuant to this section shall not require a public 
hearing unless the project requires a Use Permit, Variance, 
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17.58.4 

appealable Coastal Development permit, or other land use 
permit that requires a hearing in accord with the provisions of 
this title or State law. A Track Two design review approval 
shall constitute a coastal development permit for any project 
subject to review under this section. 

Residential Design Review. 

The City has established two different residential design review tracks for 
projects in the Single Family Residential (R-1) DistriCt. 

A. Residential District Track One Design Review. Track One is a staff
level discretionary review for projects that do not require a Coastal 
Development Permit and are exempt from public hearing 
requirements. Staff shall review projects for compliance with all 
applicable zoning regulations and standards and for compliance with 
the Residential Design Guidelines. 

1. 

2. 

Applicability. Applications eligible for Track One review are 
limited to the following projects, subject to the restrictions in 
sub-section A.2 below: 

a. 

b. 

c. 

d. 

Exterior alterations and additions that do not increase 
existing floor area by more than 15 percent; 

Changes in exterior materials of structures; 

Changes in site coverage and/or landscaping; 

Changes in windows, doors, chimneys and skylights; 

e. Fences and walls; and 

f. Minor alternations to Historic Resources per Section 
17.32.150 of this Code. 

Restrictions. Track One review shall be limited to projects that: 

a. 

b. 

Do not require significant cuts to the roots or limbs of 
any trees classified by the City Forester as "significant" 
or "moderately significant"; 

Do not require the demolition, rebuilding or substantial 
alternation of any dwelling unit; and 
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c. Do not require an initial study, Negative Declaration or 
EIR. 

Procedures. Within 30 days of the receipt of a complete 
application for design review, the Director shall review design 
concept plans for compliance with the standards and regulations 
of this Code, General Plan policies, Residential Design Review 
Guidelines, and other applicable adopted design criteria and 
may approve proposed projects that comply with all of the 
applicable requirements of this code and the Residential Design 
Guidelines. 

a. 

b. 

The Director shall deny any proposed project that does 
not comply with the Zoning Ordinance or the General 
Plan. 

Projects that comply with zoning regulations but do not 
comply with the Design Objectives or Residential Design 
Guidelines will be referred to the Design Review Board 
for resolution or shall be redirected into Track Two. 

c. Public notice of the Director's decision on a Track One 
project shall be posted at City Hall and on site for ten 
(10) calendar days. Any individual or entity aggrieved by 
the Director's decision to approve or deny a Track One 
Residential District Administrative Permit may file a 
written appeal with the Planning Commission Secretary 
within 10 days of the date that the notice of decision is 
posted. 

Residential Track Two Design Study. Track Two is a discretionary 
review process for projects that require a public hearing. Projects that 
require a demolition permit, Use Permit, Variance, or other land use 
permit or environmental review shall be reviewed by the Planning 
Commission. The Design Review Board shall take action on all other 
projects that require Track Two review. All Track Two projects are 
subject to coastal development permit requirements, and a Track Two 
Design Study approval shall constitute a coastal development permit. 
All Track Two projects shall require public notice and a hearing 
pursuant to Section 17.52.13: Notice of Public Hearing. 

1. Applicability. Residential District Track Two design review is 
for the construction of new dwellings, rebuilds, substantial 
alterations and other projects that comply with applicable 
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2. 

zoning standards and design review guidelines but do not 
qualify for Track One processing. 

Procedures. Design review for Track Two projects is a three
phase process requiring: (1) preliminary site assessment, (2) 
design concept review and (3) final details review. The 
application shall not be deemed complete until the preliminary 
site assessment has occurred and the City has received a 
complete application for design concept review. When a Use 
Permit, Variance, or other land use permit is required, the 
application shall not be deemed complete until design concept 
review is completed and the City has received a complete 
application for final details review and for the applicable land 
use permit. The procedure for Track Two projects includes the 
following: 

Step One: Preliminary Site Assessment: 

a. Applicability. A Preliminary Site Assessment shall be 
conducted prior to the submission of design concept plans 
for the following: 

b. 

1. All new construction and rebuilding; 

n. Residential additions that increase building 
coverage by more than 200 square feet or 15 
percent; and 

111. Any project that will require grading within six 
feet of any tree classified by the City Forester as 
"significant" or "moderately significant"; and 

IV. Any project requiring significant cuts to the roots 
or limbs of any tree classified by the City Forester 
as "significant" or "moderately significant" 

Submittal Requirements. The applicant shall submit two 
copies of a topographic survey prepared by a licensed 
surveyor or a civil engineer prior to submittal of design 
plans for design review. The survey shall document 
property boundaries, topographic contours, the location 
of all trees over two inches DBH, the outline of all 
existing structures on the property, the location of any 
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easements, existing access, the edge of pavement for all 
adjoining streets and all existing areas of site coverage. 
The survey shall be reviewed with the applicant and/or 
representative in the field by the City Forester and by the 
Director. Where topography, soil conditions, street 
configuration or other factors might require unusual 
drainage solutions, the City Forester or the Director may 
call in the Public Works Director for additional review 
and advice. 

City Forester Review. During the site visit the Forester 
shall review all trees on site, in the adjacent right of 
way, and those which significantly overhang the site 
from adjacent properties. The Forester shall annotate the 
survey regarding the following: 

1. The species, approximate drip line and state of 
health of each tree; 

n. Each tree shall be classified as to its significance 
to the urbanized forest based on its species, health 
and condition, size, form, character, age and 
location. Classifications used shall be significant, 
moderately significant and not significant; and 

m. For trees classified as significant or moderately 
significant the Forester also shall note important 
limbs that are low enough to encroach into 
potential building areas and areas where excavation 
or fill should be avoided to protect roots. Trees 
classified as significant shall be rated and 
documented using a standardized tree appraisal 
form. 

Director Review. During the site visit, the City Planner 
shall annotate the survey regarding the following: 

1. Design characteristics of the public right of way 
including landscaping, excess paving, and access 
opportunities or constraints; 
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ii. Design patterns and context of the immediate 
neighborhood including number of stories, exterior 
materials, setbacks, and open space/landscaping 
features; 

Ill. The potential for historic resources to be present 
on the site; 

iv. Potential view and privacy issues on neighboring 
lots; 

v. The potential for using setback exceptions, garden 
levels, basements, and other features of the zoning 
ordinance; and 

v1. Unusual grade conditions or prior excavations that 
may require an approximation of natural grade in 
planning the building or calculating heights. 

e. Survey Copies. Upon completion of both site visits and 
transfer of annotations to both copies of the survey, one 
copy shall be returned to the applicant for use in 
designing the project. The other copy will be retained by 
the City for use in reviewing the project. In preparing 
design concept plans the information on the preliminary 
site assessment map shall be used to avoid impacts on 
significant trees and minimize impacts on moderately 
significant trees. Design concepts shall respond to site 
constraints and opportunities in a manner consistent with 
the zoning standards, General Plan, and the adopted 
Design Guidelines. 

Step Two: Design Concept Review: 

a. 

b. 

Submittal Requirements. The applicant shall prepare 
design concept plans including "stick" drawings showing 
building placement, building form, heights, setbacks, 
access, approximate placement of windows, decks and 
balconies, required tree removals, rough grading, site 
coverage and floor area. 

Design Review Board or Planning Commission Review. 
Within 30 days of receiving a complete application, the 
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Director shall schedule the project for a hearing and 
review of the design concept plans by the Design Review 
Board or Planning Commission. Public notice shall be 
provided in compliance with the requirements of Section 
17.42.13: Public Notice Requirements: 

1. The Design Review Board or Planning 
Commission shall review the proposed site design, 
basic massing, and other elements of the design 
concept for compliance with the City's Design 
Concept Guidelines and the findings required in 
Section 17 .64.8.A: Design Study Approval. At the 
conclusion of this review the DRB or PC shall 
either (1) accept the design concept as submitted, 
(2) provisionally accept the design concept and 
provide direction to the applicant on plan revisions 
necessary to achieve compliance with the design 
guidelines and/or zoning standards, or (3) continue 
design concept for preparation of a new design 
concept if it is substantially out of compliance with 
the zoning standards or the design guidelines. 
Applicants unwilling to make the revisions directed 
by the DRB/PC in a provisionally accepted concept 
design or continued design concept may request 
denial of the project so that an appeal may be 
filed. A denial shall not be complete until findings 
are adopted. 

Step Three: Final Details Review 

a. Final Action. The Board or Commission shall take final 
action on the application after the applicant submits the 
final design plans for review consistent with the City's 
Final Design Details Guidelines and the findings required 
in Section 17.64.8.B: Design Study Approval. For 
projects involving additions or alterations to historic 
properties or limited changes to historic properties or 
limited changes to existing structures, the Director may 
authorize concept review and final details review to occur 
at the same meeting. 
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3. 

17.58.5 

Appeal. Any individual or entity aggrieved by the Board or 
Commission's decision to approve or deny a Residential Track 
Two Design Study Approval may file a written appeal pursuant 
to the requirements of Chapter 17.54: Appeals. 

Conditions of Approval. 

In approving any application for design review, the decision-making 
authority may impose any conditions deemed necessary to: 

A. 

B. 

Ensure conformance with the policies of the General Plan and the 
Local Coastal Program; 

Comply with all applicable provisions of this code; and 

C. Implement applicable adopted design review guidelines. 

The decision-making authority may not impose any condition or require any 
modification that is not consistent with any other requirement of the 
Municipal Code. 

17.58.6 Findings Required. 

A. Authority. The Director, the Design Review Board, or the Planning 
Commission shall approve, approve with modifications and/or 
conditions, or deny an application for design review based on written 
findings stating the reasons for the action. Findings shall be based on 
information in the record. 

B. Findings for Design Review Approval. Before approving an 
application for design review in any district, the Director, the Design 
Review Board, or the Planning Commission shall find that the final 
design plans: 

1. 

2. 

3. 

Conform to the applicable policies of the General Plan and the 
Local Coastal Program; 

Comply with all applicable provisions of this code; and 

Are consistent with applicable adopted design revtew 
guidelines. 
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Additional Findings for Design Study Approval. In addition to any 
other findings required by this code (See Section 17.64.8: Design 
Study Approval), the Design Review Board or Planning Commission 
shall make all of the following findings before granting design review 
approval in the R-1 District: 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

The project conforms with all zoning standards applicable to the 
site, or has received appropriate use permits, variances or 
exceptions consistent with the Zoning Ordinance. 

The project contributes 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. 

The project is compatible with, and sensitive to, the natural 
features and built environment of the site and of the 
surrounding area. The project respects the constraints of the 
site and avoids excessive grading, cuts and fills. Construction 
on steep slopes is minimized to the extent feasible and abrupt 
changes in grade is minimized or mitigated. 

The project maintains the City's principles of modesty and 
simplicity and preserves the City's tradition of simple homes set 
amidst a forest landscape. The project uses simple building 
forms and simple roof forms without complexity that would 
attract undue attention to the site. 

The project does not present excess visual mass or bulk to 
public view or to adjoining properties. The project relates to a 
human scale in form, elements and in the detailing of doors, 
windows, roofs and walkways. 

Project details and materials (e.g. windows, doors, chimneys, 
roofs, and stonework) are fully integrated and consistent 
throughout the design. Building materials are used in a manner 
that is visually consistent with the proposed architecture. All 
fenestration is appropriate in size and consistent with a human 
scale. 

The project is consistent with the City's design objectives for 
protection and enhancement of the urbanized forest and open 
space resources. Open space is distributed around buildings to 
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provide visual relief from structural bulk and a distinct 
separation from buildings on adjacent sites. 

8. All demolitions, rebuilds, remodels, and substantial alterations 
are consistent with the following findings: 

a. The design uses simple/modest building forms and a 
limited number of roof planes, and a restrained 
employment of offsets and appendages consistent with the 
City's Design Objectives. 

b. The mass of the building relates to the context of other 
homes in the vicinity that are in conformance with the 
City's Design Guidelines related to mass and scale. 

c. The development is similar in size, scale, and form to 
buildings on the immediate block and neighborhood. 

d. The development does not require removal of any 
significant trees unless necessary to provide a viable 
economic use of the property or protect public health and 
safety. All buildings and structures will be setback a 
minimum of 6 feet from significant trees. 

D. Findings Required for Approval of Deviations from Design 
Guidelines. In addition to any other findings required by this code, 
before approving any project in the Single Family Residential (R-1) 
District that deviates from the City's applicable adopted Design 
Guidelines, the Director, Design Review Board, or the Planning 
Commission shall adopt specific findings based on information in the 
record to show how the proposed deviation from the Design 
Guidelines achieves all of the applicable design objectives of Section 
17.58.1: Purpose and Applicability, as well as, or better than, would 
be achieved by adherence to the adopted Design Guidelines: 

17 .58. 7 Enforcement. 

No building or grading permit shall be issued until the Applicant submits a 
final site plan and building permit plans showing any changes required as a 
condition of design review approval. Staff shall review all building permit 
applications for projects subject to design review for compliance with 
approved design review plans and any conditions of approval. The Director 
may refer building permit plans to the Design Review Board or the Planning 
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Commission for a determination of compliance with conditions of approval. 
After determining that the site plan and building plans comply with all 
conditions of approval, the Director shall forward copies of the approved 
plans to the Building Official. All future development shall comply with the 
approved building permit plans unless modifications or changes are approved 
pursuant to the requirements of this code. 
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Chapter 17.60 Environmental Review 

Sections: 

17.60.1 
17.60.2 
17.60.3 
17.60.4 
17.60.5 
17.60.6 
17.60.7 
17.60.8 
17.60.9 
17.60.10 

17.60.1 

Purpose. 
Incorporation of State CEQA Guidelines. 
Coordination Responsibility. 
Decision-Making Body Designated. 
Environmental Determination. 
Initial Study. 
Negative Declaration. 
Environmental Impact Reports. 
Mitigation Monitoring or Reporting. 
Fees Established. 

Purpose. 

The purpose of this chapter is to provide the City of Carmel-by-the-Sea, 
project applicants, and the public with the procedures to be used in 
administering the City's responsibilities under the California Environmental 
Quality Act (CEQA), codified as Public Resources Code Section 21000, et 
seq., as amended. The procedures are intended to protect and assure that 
citizens of the community contribute to the preservation and the 
enhancement of the environment. 

17.60.2 Incorporation of State CEQA Guidelines. 

The full text of the State CEQA Guidelines adopted as 14 California Code of 
Regulations, Title 14, Section 15000, et seq. is hereby incorporated by 
reference into this ordinance as if fully set out herein and shall supersede 
any inconsistent provisions of these City environmental review procedures. 
Incorporation by reference shall include any revisions or amendments to 
CEQA or the State CEQA Guidelines and any and all definitions contained 
in CEQA and the State CEQA Guidelines. Incorporating CEQA and the 
State CEQA Guidelines by reference shall not limit the City in adopting 
additional implementing procedures in accordance with Section 15022 of 
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said guidelines, or other ordinances deemed necessary for the protection of 
the environment. 

17.60.3 Coordination Responsibility. 

It shall be the responsibility of all departments of the City to coordinate with 
the Department of Community Planning and Building for environmental 
review of any project that may be subject to the provisions of the California 
Environmental Quality Act (CEQA). For the purposes of this Chapter, the 
Department of Community Planning and Building shall hereinafter be 
referred to as the "Department". Coordination shall include early 
consultation with the Department to assure proper determination of 
exemptions and procedures. 

17.60.4 Decision-Making Body Designated. 

A. The Planning Commission shall be responsible for determining the 
adequacy of all negative declarations and environmental impact 
reports for all projects that are approved by the Planning Commission. 
The Planning Commission shall consider such documents at the same 
time that the corresponding project is considered. 

B. For all projects approved by other decision-making bodies, the 
Planning Commission shall serve as an advisory body on the adequacy 
of all negative declarations and environmental impact reports. If the 
Planning Commission also serves as an advisory body for the approval 
of such projects, the environmental documents shall be considered at 
the same time that the corresponding project is considered, when 
feasible. 

17.60.5 Environmental Determination. 

If it is determined that a project is not exempt and is subject to CEQA, the 
Department shall determine within the time limits provided for in Article 8 
of the CEQA Guidelines, whether the City intends to prepare an EIR or a 
negative declaration or use a previously prepared EIR or negative 
declaration, except as provided in Section 15111 of the CEQA Guidelines. 
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17.60.6 Initial Study. 

All projects found not to be exempt from environmental review shall require 
an Initial Study pursuant to Article 5 of the CEQA Guidelines, to determine 
if the project may have a significant effect on the environment. If the 
Department can determine that an EIR will clearly be required for the 
project, an Initial Study is not required but may still be desirable. 

A. The Initial Study report shall be prepared in accordance with Section 
15063 of the CEQA Guidelines. Thresholds of significance shall be 
determined based on CEQA. 

B. Upon completion of an Initial Study, an environmental determination 
shall be made by the Department. Decisions on environmental 
documents shall be based on the consideration of a completed 
environmental questionnaire, an environmental checklist and other 
information generated during the initial study and public review 
period. 

17.60.7 Negative Declaration. 

A. A Negative Declaration or a mitigated negative declaration shall be 
prepared if the Director determines based on the initial study that the 
conditions of Section 15070 of the CEQA Guidelines are met. A 
Negative Declaration circulated for public review shall be prepared in 
accordance with Section 15071, and circulated pursuant to Section 
15072 of the CEQA Guidelines. 

B. Public review of a draft Negative Declaration or Mitigated Negative 
Declaration is required pursuant to Section 21091 of the Public 
Resources Code. Public review shall be provided pursuant to Section 
15073, and within the time limits specified in Article 8 of the CEQA 
Guidelines. 

c. Prior to approving a project, the City shall consider the Negative 
Declaration or Mitigated Negative Declaration, together with any 
comments received during the public review period. The City shall 
approve the Negative Declaration or Mitigated Negative Declaration if 
it finds, pursuant to Section 15074 of the CEQA Guidelines, that there 
is no substantial evidence that the project will have a significant effect 
on the environment. 
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D. Upon adoption of a negative declaration, a notice of determination 
shall be filed in accordance with Section 15075 of the CEQA 
Guidelines. 

17.60.8 

1. 

Environmental Impact Report (Em). 

Process. Upon a determination that an EIR is required, the 
Department shall initiate the EIR process pursuant to Article 7 
of the CEQA Guidelines. 

2. 

3. 

EIR Contents. EIRs shall contain all the information outlined in 
Article 9 of the CEQA Guidelines. 

EIR Review. Review and evaluation of EIRs shall be conducted 
pursuant to Article 13 of the CEQA Guidelines. 

17.60.9 Mitigation Monitoring or Reporting. 

A. 

B. 

c. 

D. 

When findings are made pursuant to Section 21081(a) of the Public 
Resources Code, or when adopting a mitigated negative declaration 
pursuant to Section 21081(c) (2) of the Public Resources Code, the 
decision-making body shall adopt a reporting and monitoring program 
for the changes made to the project or conditions of project approval, 
adopted in order to mitigate or avoid significant effects on the 
environment. 

The monitoring program shall identify the specific actions required to 
implement each mitigation measure or project change, the person(s) or 
agency responsible for carrying out the action and the time period for 
reporting on implementation of the actions. 

The monitoring program shall be administered by the Director based 
on the advice of qualified staff and/or consultants. Reporting shall be 
made in writing to the decision-making body. 

If the decision-making body determines that any firm, person or 
corporation has failed to carry out the project changes or mitigation 
measures, the firm, person or corporation responsible is guilty of an 
infraction and subject to the penalties identified in this code. 
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17.60.10 Fees Established. 

Division V- Processes and Authorities 
Chapter 17.60 

Fees for environmental review applications and monitoring programs shall 
be adopted by resolution of the City Council. Such fees shall be paid at the 
time an application is made. Copies of environmental documents will be 
made available to the public and may be obtained for the actual cost of 
reproduction. 
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Reclassifications and Amendments 

I Sections: 
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17.62.1 
17.62.2 
17.62.3 

17.62.4 
17.62.5 
17.62.6 

17.62.1 

Purpose. 
Initiation. 
Evaluation. 
Public Hearings and Notice. 

Inapplicability to Urgency Ordinance. 

Amendments to the Local Coastal Program. 

Purpose. 

The purpose of this chapter is to establish a local process for the review and 
adoption of the zoning code, specific plans, General Plan, and the Coastal 
Plan, and for the review and adoption of amendments to said planning 
documents. Should any of these local procedures conflict with statutory or 
constitutional requirements, they shall be considered inoperative and the 
process shall be as established by the City Attorney. 

17.62.2 Initiation. 

A. Initiation by the City. The City Council, Planning Commission, or the 
Department of Community Planning and Building may initiate a 
project to adopt or amend planning documents. When initiated by the 
City, no letter, application or fee shall be required, but all procedures 
for public notice, evaluation and environmental review shall apply. 

B. Initiation by Others. Any firm, person or corporation, whether 
owning real property or not, may initiate the process of adoption or 
amendment of planning documents. To initiate this process, applicants 
must file a letter and application explaining the type of action 
requested. The Director may require additional information before the 
application is considered complete, including the reasons for the 
request, proposed text, map(s) or diagrams and other information 
deemed necessary for an understanding and evaluation of the request. 
The City Council may, by resolution, establish fees required for the 
processing of such applications. 
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17.62.3 Evaluation. 

All proposed actions to adopt or amend planning documents shall be 
presented to the Planning Commission for review. All proposed actions to 
rezone land shall require a written analysis and recommendation by the 
planning staff. At the conclusion of Planning Commission review, 
recommendations shall be forwarded to the City Council as to whether the 
documents or amendments should be adopted, not adopted, or adopted with 
modifications. The City Council may establish a time limit of not less than 
40 days for the commission to conclude its review. Projects initiated by 
others need not be forwarded to the City Council if they are withdrawn or 
abandoned by the initiator(s). 

17.62.4 Public Hearings and Notice. 

All proposed actions to adopt or amend zoning boundaries and/or specific 
plans shall require public notice as established in Section 17.52.13: Notice 
of Public Hearing of this Code. 

17.62.5 Inapplicability to Urgency Ordinance. 

No provision of Section 17.60.2, 17.60.3, and 17.60.3 shall apply to 
adoption of urgency ordinances by the City Council, which shall be 
governed exclusively by California statutes. 

17.62.6 Amendments to the Local Coastal Program. 

The certified Local Coastal Program (LCP) or any portion (Land Use Plan 
or relevant provisions of these regulations) may be amended by the Council 
in compliance with the provisions of this Chapter for General Plan, Zoning 
Ordinance and Zoning Map amendments; provided that an amendment to the 
LCP land use designations, or any Zoning Ordinance provision applicable 
within the Coastal Zone shall not take effect until the amendment has been 
certified by the Coastal Commission in compliance with the Coastal Act. 
Amendments to the LCP approved by the Council in compliance with this 
Chapter shall be prepared for submittal, filed with the Coastal Commission, 
processed and decided by the Coastal Commission in compliance with the 
Coastal Act. 
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Chapter 17.64 Findings Required for Pennits and 
Approvals 

Sections: 

17.64.1 

17.64.2 
17.64.3 
17.64.4 
17.64.5 
17.64.6 
17.64.7 
17.64.8 
17.64.9 
17.64.10 

17.64.11 
17.64.12 

17.64.13 

17.64.14 

17.64.15 

17.64.16 

17.64.17 
17.64.18 
17.64.19 

17.64.20 

17.64.21 

General Findings Required for All Use Permits. 

General Findings Required for Commercial Use Permits. 
Purpose of Special Findings. 
Above-Ground Parking Structures within 100 Feet of an R-1 Zone. 
Adverse Impacts to Historic Resources. 

Ancillary or Accessory Uses. 
Demolition and Conversion of Residential Structures. 
Design Study Approval. 
Family Day Care, Large Family. 

Increase in Commercial Floor Area, Commercial Spaces or 
Business. 
Merchandise Marts. 
Motels - Existing Motel Uses and the Reconstruction of Motel 
Buildings. 
Nonconforming Structures -Reconstruction of Structure Destroyed 
by More Than 75 Percent. 
R-1 District - R-1 Motels. 

R-1 District - Remodeling, Reconstruction or Alteration of R-1 
Motels. 

R-1-PO District - Construction on Large or Irregularly Shaped 
Lots. 
R-1-PO District- Increased Height or Stories. 
R-1-PO District- Modification of Setbacks. 

Residential Construction at Densities between 33 and 44 Units per 
Acre. 

Retail Space of Less Than 200 Square Feet or Greater Than 5,000 
Square Feet. 
Variance. 
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17.64.1 General Findings Required for All Use Permits. 

In its review of applications for use permits, the Planning Commission shall 
evaluate each proposed use in order to consider its impact on the City. No 
use permit shall be granted unless all of these general findings can be made: 

A. That the proposed use will not be in conflict with the City's General 
Plan. 

B. That the proposed use will comply with all zomng standards 
applicable to the use and zoning district. 

C. That granting the use permit will not set a precedent for the approval 
of similar uses whose incremental effect will be detrimental to the 
City, or will be in conflict with the General Plan. 

I 
I 
I 
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I 

D. That the proposed use will not make excessive demands on the I 
provision of public services, including water supply, sewer capacity, 
energy supply, communication facilities, police protection, and fire 
protection. I 

E. That the proposed use will not be injurious to public health, safety or 
wclfure. I 

F. That the proposed use will be compatible with surrounding land uses 
and will not conflict with the purpose established for the district I 
within which it will be located. 

G. That the proposed use will not generate adverse impacts affecting I 
health, safety, or welfare of neighboring properties or uses. 

17.64.2 General Findings Required for Commercial Use Permits. 

In addition to the general findings required for all use permits listed above, 
no use permit shall be granted for commercial or business uses unless all of 
these general findings can be made: 

A. That allowing the proposed use will not conflict with the City's goal 
of achieving and maintaining a balanced mix of uses that serve the 
needs of both local and non-local populations. 
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B. 

c. 
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That proposed use will provide adequate mgress and egress to and 
from the proposed location. 

That the capacity of surrounding streets is adequate to serve the 
automobile and delivery truck traffic generated by the proposed use. 

17.64.3 Purpose of Special Findings. 

Due to their unusual nature or their potential impact on the character of the 
community, certain uses may require that special findings be made. In 
addition to the general findings required by Section 17.64.1, the following 
special findings for the uses identified below shall be made prior to the 
granting of a use permit for said uses. 

17.64.4 Above-Ground Parking Structures Located Within 100 Feet of 
An R-1 Zone. 

The following special findings are required for off-street parking in the R-1 
District: 

A. That the proposed parking area meets the standards for off-street 
parking established in Section 17.10.3.E; 

B. That the parking facility is attractively landscaped and meets all 
requirements for a commercial parking lot contained in Section 
17 .12.2.F and G; 

C. That the height of any parking structure will not exceed 16 feet above 
the official grade of the public right-of-way adjacent to the structure; 

D. That the design of the parking facility is in scale and compatible with 
the adjoining structures and the surrounding neighborhood; 

E. That the proposed improvements will not increase the amount of site 
coverage devoted to parking; 

F. That the location of the entrances and exits will (1) mmnn1ze the 
impact on adjacent residential land uses, and (2) provide sufficient 
sight distance and separation from street intersections and other 
driveways to maintain vehicular and pedestrian safety; 
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G. 

H. 

I. 

That the capacity of the public streets are adequate to accommodate 
the vehicular traffic generated by the parking area; 

That any proposed improvements to increase the number of parking 
spaces will have a corresponding benefit in reducing existing on-street 
parking in the adjoining residential neighborhood; and 

That the location and intensity of proposed lighting fixtures are (1) 
minimal to meet the basic requirements of public safety, and (2) away 
from and without impact on adjacent residential structures. 

17.64.5 Adverse Impacts to Historic Resources. 

The following special findings are required for approval of any permit that 
will authorize significant adverse impacts to any historic resource: 

A. Specific economic, legal, social, technological, or other benefits of 
the proposed project outweigh the unavoidable adverse impacts of the 
project; and 

B. There are specific facts and circumstances documented in the record 
and referenced in subsequent findings, that are not of the applicant's 
own making, which establish that there are no feasible alternatives or 
mitigation measures that can be taken that will enable the property 
owner to make a reasonable economic beneficial use of the property 
or derive a reasonable economic return from the property. 

17.64.6 Ancillary or Accessory Uses. 

The following special findings are required for approval of ancillary or 
accessory uses. 

A. That all proposed ancillary uses are compatible with the primary use; 

B. 

c. 

That the proposed land use, considered as a whole, appears to have 
the primary and ancillary uses united by a consistent theme and that 
the use will not exhibit a character of multiple, unrelated activities 
combined into one business; and 

That the use will contribute to the character of the commercial district 
as a residential village with a mix of unique retail and service shops. 
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17.64.7 Demolition and Conversion of Residential Structures. 

The following special findings are required for demolition, rebuilding, or 
conversion of residential structures: 

A. That the proposed action will not result in the conversion of any floor 
space occupied by residential dwelling units to nonresidential use 
located at any level above the first story in any commercial or R-4 
zone; and 

B. That the proposed action meets all requirements of the Government 
Code of the State of California related to affordable housing. 

17.64.8 Design Study Approval. 

A. Concept Phase Approval Findings. The following special findings are 
required for acceptance of the design concept for a residential design 
study. Project designs found to meet these findings may proceed to 
final design details review. 

1. The project conforms with all zoning standards applicable to the 
site, or has received appropriate use permits or variances 
consistent with the zoning ordinance. 

2. 

3. 

4. 

The project is consistent with the City's design objectives for 
protection and enhancement of the urbanized forest, open space 
resources and site design. The project's use of open space, 
topography, access, trees and vegetation will maintain or 
establish a continuity of design both on site and in the public 
right of way that is characteristic of the neighborhood. 

The project avoids complexity using simple building forms, a 
simple roof plan and a restrained employment of offsets and 
appendages that are consistent with neighborhood character, yet 
will not be viewed as repetitive or monotonous within the 
neighborhood context. 

The project is adapted to human scale in the height of its roof, 
plate lines, eave lines, building forms, and in the size of 
windows doors and entryways. Its height is compatible with its 
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B. 

site and surrounding development and will not present excess 
mass or bulk to the public or to adjoining properties. 

5. The project is consistent with the City's objectives for public 
and private views and will retain a reasonable amount of solar 
access for neighboring sites. Through the placement, location 
and size of windows, doors and balconies the design respects 
the rights to reasonable privacy on adjoining sites. 

6. The design concept is consistent with the goals, objectives and 
policies related to residential design in the general plan/coastal 
land use plan. 

Final Details Phase Approval. The following special findings are 
required for final approval of a residential design study application. 

1. 

2. 

3. 

4. 

The proposed architectural style and detailing are simple and 
restrained in character, consistent and well integrated 
throughout the building and complementary to the neighborhood 
without appearing monotonous or repetitive in context with 
designs on nearby sites. 

The proposed exterior materials and their application rely on 
natural materials and the overall design will add to the variety 
and diversity along the streetscape 

Design elements such as stonework, skylights, windows, doors, 
chimneys and garages are consistent with the adopted Design 
Guidelines and will complement the character of the structure 
and the neighborhood. 

Proposed landscaping, paving treatments, fences and walls are 
carefully designed to complement the urbanized forest, the 
approved site design, adjacent sites and the public right of way. 
The design will reinforce a sense of visual continuity along the 
street. 

17.64.9 Family Day Care, Large Family. 

The following special findings are required for approval of the operation of 
large family day care homes serving 7 to 12 persons: 
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A. 

B. 

c. 

Division V- Processes and Authorities 
Chapter 17.64 

That the proposed use adheres to all State of California Department of 
Social Services requirements for large family day care centers and the 
standards of this subsection; 

That the large family day care home Is not within 300 feet of any 
other such licensed facility; 

That the fire and building departments approve clearance for use of 
the residential structure as a large family day care home; and 

D. The primary use of the structure is as a residence. 

17.64.10 Increase in Commercial Floor Area, Commercial Spaces or 
Business. 

The following findings are required for approval of an activity resulting in 
an increase in commercial floor area, commercial spaces or businesses: 

A. That the proposed development has been found consistent with 
Chapter 17.30 related to the demolition of structures; 

B. That the proposed development has been found consistent with Section 
17.14.5.A, E and F, related to the demolition and conversion of 
residential uses; 

C. That the proposed development has been found consistent with Section 
17.50.4: Effects of Allocation, related to water consumption; 

D. That parking will be provided to serve all new development on the site 
consistent with the provisions of Chapter 17.38: Off-Street Parking 
Requirements; 

E. That all existing nonconformities on the property have been identified, 
that the proposal would not increase, expand or create any 
nonconformities, and that the proposal has been found consistent with 
Chapter 17.36: Nonconforming Uses and Buildings; and 

F. That the approximate square foot areas devoted to residential space, 
commercial space, landscaping and parking have been designated for 
guidance in reviewing any design plans that may be necessary and that 
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such areas have been found consistent with Chapter 17.14: 
Commercial Zoning Districts. 

17.64.11 Merchandise Marts. 

I 
I 
I 
I 

The following special findings are required for approval of merchandise I 
marts: 

A. 

B. 

That the proposed use is consistent with the standards and conditions 
established in Section 17 .14.4. T (13); and 

That no enclosure or separate business is proposed and that the 
internal and external appearance of the merchandise mart will be that 
of one business. 

17.64.12 Motels - Existing Motel Uses and the Reconstruction of Motel 
Buildings in Commercial and R-4 Districts. 

I 
I 
I 
I 

The following special findings are required for use permits for existing I 
motel uses and for reconstruction of motel buildings: 

A. 

B. 

c. 

D. 

That the motel or hotel was in existence and lawfully established prior 
to April 1988 and has remained in operation since that time. That the 
proposed use will not increase the number of lodging units in 
existence as of that date. 

That the proposed use will be operated as a commercial business 
offering transient lodging for guests and visitors. That the use will 
maintain living quarters occupied by a full-time manager onsite, if 
such occupancy was previously established as part of the use. 

That the minimum number of units on the site is five. That, except for 
the manager's unit, no units shall contain kitchens or similar facilities 
for cooking food. 

That, when reconstruction is involved, a site plan has been approved 
through the design review process that maximizes usable open space, 
minimizes unrelieved expanses of pavement devoted to parking and 
conforms in all respects to the commercial design requirements in 
Chapter 17 .14: Commercial Zoning Districts. 
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E. 

F. 

Division V- Processes and Authorities 
Chapter 17.64 

That the use meets all parking requirements for all uses on the site 
established by Chapter 17.38: Off-Street Parking Requirements. 

That incidental service uses provided by the motel, that are not 
otherwise allowed within the land use district, will be limited to use 
by motel occupants only and will not be made available to the general 
public. 

17.64.13 Nonconforming Structure- Reconstruction of a Structure More 
Than 75 Percent Destroyed. 

The following special findings are required for reconstruction of a 
nonconforming structure destroyed by more than 75 percent of the value of 
the structure from fire, explosion, acts of God, or act of the public enemy: 

A. That the reconstruction of the structure will not increase the 
nonconformity of the structure from the way it existed before it was 
destroyed; 

B. That based on plans and evidence submitted to the Planning 
Commission, the architecture and design of the reconstructed structure 
is not appreciably changed from the way it existed before it was 
destroyed; 

C. That based on the recommendation of the City's Building Official, the 
reconstruction of the structure will not constitute a hazard to health 
and safety; and 

D. That unless the structure is determined to be a significant building that 
could be reconstructed under the Historic Building Code or as 
otherwise determined by the Building Official, the structure shall meet 
the current Uniform Building Code. 

17.64.14 R-1 District- R-1 Motels.* 

The following special findings are required for approval of R-1 motels: 

A. That the use was in existence as a motel prior to, and on, January 1, 
1967; 
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B. 

c. 

That all structures conform in design and bulk with the residential 
character of the surrounding area; 

That all taxes levied upon the property or due the City from any 
owner or operator or prior owner or operator of the motel have been 
paid; and 

D. That the site area of the motel has been established in City records by 
filing a dimensional site plan prepared by a licensed professional. 

*Note: These provisions approved by voter initiative. 

17.64.15 R-1 District- Remodeling, Reconstruction or Alteration of R-1 
Motels.* 

The following special findings are required for approval of remodeling, 
reconstruction or alteration of motels in the R-1 District: 

A. That all structures are compatible with the residential character of the 
surrounding neighborhood; 

B. That upon reconstruction, remodeling or alteration the total site 
coverage of all buildings shall not exceed 35 percent of the total site 
area; 

C. That the construction will not result in an increase in floor area 
beyond that existing when the original use permit was issued; and 

D. That the construction will conform with all setback and height 
requirements applicable to the R-1 District. 

* Note: These provisions approved by voter initiative. 

17.64.16 R-1-PO District- Construction on Large or Irregularly Shaped 
Lots. 

The following special findings are required for approval of Construction on 
Large or Irregularly Shaped Lots in the R-1-PO District: 
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A. 

B. 

c. 

Division V- Processes and Authorities 
Chapter 17.64 

That the proposed setbacks afford maximum protection for the 
adjoining park lands for the benefit of the public while still 
accommodating reasonable development of the property; 

That the proposed setbacks will not constitute a grant of special 
privileges to the property owner and that the increased flexibility 
authorized by the proposed setbacks is balanced by a larger or more 
appropriately designed setback from the park that will protect and/or 
enhance the enjoyment of the park by the public; and 

That the proposed setbacks are designated on an approved plan 
attached to the permit for purposes of documentation and recordation. 

17.64.17 R-1-PO District- Increased Height or Stories. 

The following special findings are required for approval of increased height 
in the R-1-PO District. 

A. That due to the topography of the site relative to the adjoining park or 
open space land, the proposed building will not exceed the height or 
bulk of a structure built on a site at the same grade as the adjoining 
park and in conformance with the standards in Section 17.20.10: 

B. 

c. 

Minimum Standards for the Park Overlay District, or that topography 
is irrelevant because the location of the buildings on the site avoids 
view of the buildings from the park; 

That all proposed building elements exceeding 18 feet in height above 
grade are limited to chimneys and pitched roof structures with no 
more than one-half of the distance between the peak or ridge of the 
roof and the top plate extending above 18 feet; and 

That those portions of the building visible from the park will exhibit a 
human-scale, residential character that will not detract from the 
enjoyment of the park or open space by the public. 

17.64.18 R-1-PO District- Modification of Setbacks. 

The following special findings are required for modification of setbacks in 
the R-1-PO District: 
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A. 

B. 

c. 

D. 

That the reduction of area of any adjusted setback(s) will not exceed 
the area of the lot covered by the increased setback from the park 
established by Section 17 .20.10.D: Minimum Standards; 

That a minimum width of at least three feet will be maintained for the 
full length of the setback after the adjustment; 

That by reducing any setbacks the proposed structure will not 
interfere with safe access to other properties in the neighborhood or 
otherwise result in damage or injury to the use of other adjoining 
properties; and 

That structures proposed for construction within reduced setback areas 
will be compatible with the residential character of the neighborhood 
and will exhibit a human scale without excessive building bulk, mass 
or unrelieved surfaces. 

17.64.19 Residential Construction at Densities between 33 and 44 Units 
per Acre. 

The following special findings are required for approval of residential 
construction at densities between 33 and 44 units per square acre: 

A. That one of the following three standards will be met: 

1. That at least 20 percent of all units on the site will be used as 
housing for "lower-income households" as defined by the 
Association of Monterey Bay Area Governments (AMBAG); or 

2. That at least 10 percent of all units on the site will be used as 
housing for "very low-income households" as defined by 
AMBAG; or 

3. That at least 50 percent of all dwellings units on the site will be 
used as housing for "Senior Citizens" as established in 
California Housing Statutes. 

B. That the affordable housing units will be administered by a City
approved public or quasi-public agency involved in affordable housing 
programs, or will be verified by the City based on documentation 
supplied annually by the property owner. 
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17.64.20 

Division V- Processes and Authorities 
Chapter 17.64 

Retail Space of Less than 200 Square Feet or Greater Than 
5,000 Square Feet. 

The following special findings are required for approval of a use permit to 
create a retail space of less than 200 square feet or greater than 5,000 square 
feet: 

A. That the size of the proposed space reflects the range of retail sizes 
found within the immediate area and will not break the rhythm of 
storefronts established along the street frontage or within a courtyard 
as viewed by pedestrians; 

B. That the proposed size is compatible with the design of the building; 

C. That the size of the proposed space will not create a sense of 
monotony in storefront design or type of retail window display and the 
proposed size will reinforce the sense of discovery and vitality found 
along the street frontage that is engendered by frequent changes in 
building design, window displays and land uses; 

D. That the proposed land use is compatible with the objectives and 
policies of the general plan and will reinforce the character of the 
downtown as a retail district in a residential village with unique shops 
and a wide variety of goods for residents and visitors; and 

E. That, as conditioned, the permit authorizing this size of retail space 
will be limited to a specific land use and any change in land use will 
require either a separate use permit or conversion of the space to a 
size between 200 and 5,000 square feet. 

17.64.21 Variance. 

The following special findings are required for approval of a variance: 

A. That due to special physical circumstances applicable to the property, 
the strict application of the zoning ordinance will deprive the property 
of privileges enjoyed by other properties in the vicinity which were 
developed under the same limitations of the zoning ordinance; 
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B. 

c. 

D. 

E. 

F. 

That the vanance will not constitute a grant of special privilege 
inconsistent with limitations on other property in the vicinity and 
within the same zone; 

That the variance will not be detrimental to adjacent property or 
injurious to public health, safety or welfare; 

That the condition or situation of the property for which the variance 
is sought is not so general or recurrent in nature as to make 
reasonable or practical the formulation of a general regulation to 
address such condition or situation; 

That the situation or condition for which the variance is sought was 
not the result of actions of the existing or any prior owner of the 
property; and 

That granting the variance will not be in conflict with the General 
Plan, or the general zoning objectives of the district within which the 
affected property lies. 
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Chapter 17.66 Enforcement 

Sections: 

17.66.1 

17.66.2 
17.66.3 
17.66.4 
17.66.5 

17.66.1 

Enforcing Officer. 

Inspections. 
Nuisances - Abatement. 
Violation- Arrest Procedures. 

Revocation. 

Enforcing Officer. 

Division V- Processes and Authorities 
Chapter 17.66 

The Director is responsible for the enforcement of the planning and zoning 
code and is authorized and empowered to act for the City in discharging 
such responsibility. 

17.66.2 Inspections. 

The Director of the Department of Community Planning and Building, or his 
agent, shall make such inspections as may be required to enforce the 
provisions of the planning and zoning code of the City. 

17.66.3 Nuisances - Abatement. 

Any building or structure set up, erected, built or maintained for any use of 
property contrary to the provisions of this planning and zoning code shall 
be, and the same is declared to be, unlawful and a public nuisance, and the 
City Attorney may, upon notice from the Director of the Department of 
Community Planning and Building, and shall, upon order of the City 
Council, immediately commence action or actions, proceeding or 
proceedings to abate such nuisance, and/or to remove such structure, and/or 
to enjoin any person from committing such nuisance in the manner provided 
by law. 

17.66.4 Violation- Arrest Procedures. 

A. Power and Authority. The Director of the Department of Community 
Planning and Building, the Building Official and the Code 
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Enforcement Officer, or their authorized deputies shall each have the 
power and authority to arrest a person, without a warrant, whenever 
there is reasonable cause to believe that such person has committed a 
violation of CMC Titles 15 or 17. 

B. Written Notice (Citation) for Infraction. If the person arrested is 
believed to have committed a violation which is determined to be an 
infraction, said City officials shall have the authority to prepare a 

. written notice (citation) directing such person to appear in court, and 
to release such person upon obtaining a written promise to appear in 
court on the date indicated in the citation. 

C. Written Notice (Citation) for Misdemeanor. If the person arrested is 
believed to have committed a violation which is determined to be a 
misdemeanor, unless such person demands to be booked and taken 
before a magistrate, said City officials shall have the authority to 
prepare a written notice to appear (citation) directing such person to 
appear in court, and to release such person upon obtaining a written 
promise to appear in court on the date indicated in the citation without 
the need to first post bail. 

17.66.5 Revocation. 

A. Revocation Hearing. As determined by the Director of the Department 
of Community Planning and Building, if one or more of the conditions 
of approval or terms of a land use permit or variance have not been, 
or are not being, complied with, or where a land use permit or 
variance was approved on the basis of false, misleading or incomplete 
information, written or oral, given by the holder of such land use 
permit or variance, the Planning Commission shall hold a public 
hearing to consider revocation or modification of such land use permit 
or vanance. 

B. Notice. The Secretary of the Planning Commission shall cause the 
. required notice of public hearing to be given, including mailing a 

copy thereof to the holder of such permit or variance. Such notice 
shall be given not less than 10 calendar days prior to the date of the 
public hearing. 
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Division V- Processes and Authorities Chapter 17.66 

c. 

D. 

Action of Planning Commission- Notice of Decision. 

1. Following the public hearing, the Planning Commission may 
revoke, wholly or in part, or otherwise modify said land use 
permit or variance; 

2. Written notice of the decision of the Planning Commission shall 
be mailed within three days of the date of decision to the 
appellant and to those persons who have requested, in writing, 
a copy of the decision from the Secretary of the Planning 
Commission. 

Appeal. An appeal may be taken from such decision m the same 
manner as described in Chapter 17.54: Appeals. 
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Division VI- Classifications, Terms and Definitions 
Chapter 17.68 

Chapter 17.68 Use Classifications 

Sections: 

17.68.1 
17.68.2 
17.68.3 
17.68.4 
17.68.5 
17.68.6 
17.68.7 
17.68.8 
17.68.9 

17.68.1 

Purpose. 
Uses Not Classified. 
Residential Use Classifications. 
Public, Semipublic, and Service Use Classifications. 
Commercial Use Classifications. 
Industrial Use Classifications. 
Transportation, Communication, and Utilities use Classification. 
Agricultural Use Classification. 
Other Use Classifications. 

Purpose. 

Use classifications describe one or more land uses having similar 
characteristics but do not list every use or activity that may belong within the 
classification. Sub-categories are provided for uses within a particular use 
classification that require specific limitations or special regulations. Division 
II, Base Zoning Districts and Division III, Overlay and Community Plan 
Districts rely on these defined use classifications and specify in separate 
schedules the land uses permitted, uses subject to specific limitations, and 
uses requiring the approval of a use permit. 

17.68.2 Uses Not Classified. 

Questions as to the inclusion or exclusion of a proposed use in a particular 
category will be determined by the Director based on an NAICS Use 
Categories List adopted resolution of the City Council and available at the 
Department of Community Planning and Building counter. The Director will 
make the decision based on the characteristics of the use and the Director's 
interpretation of the land use code, the NAICS Use Categories List, and the 
current edition of the NAICS. The determination by the Director may be 
appealed to the Planning Commission in accordance with the procedures 
specified in Chapter 17.54: Appeals. 
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17.68.3 Residential Use Classifications. 

Residential Housing Types. 

Single Family Dwelling. One dwelling, attached or detached, located 
on a single building site, containing only one kitchen, designed for or 
used to house not more than one family -- including all domestic 
employees of the family -- and associated facilities for parking, living, 
sleeping, cooking, and eating. 

Subordinate Unit. An attached or detached residential dwelling that is 
located on a single lot with another primary, single-family dwelling and 
that provides complete independent living facilities for one or more 
persons. These units include permanent provisions for living, sleeping, 
cooking and sanitation. 

Class I. Subordinate units that were established prior to June 5, 
1929. These units were legally established and require no permit. 

Class II. Subordinate units that were established prior to April 5, 
1988 and registered with the City by December 6, 1994. These 
units typically were built without City approval but were then 
legalized and brought to minimum health and safety standards 
through an amnesty period and registration. 

Class Ill. Subordinate units that did not exist prior to 1988 but 
which may be established with a use permit for a recognized 
hardship resulting from the needs of an infirm or handicapped 
person who must live with or near a companion in separate, self
contained facilities. 

Class IV. Subordinate units that did not exist prior to 1995 but 
which may be established on building sites of at least 8,000 
square feet to provide affordable housing. 

Guesthouse (noncommercial). An attached or detached residential 
dwelling unit without kitchen or cooking facilities, designed to be used 
by occupants of the dwelling to which it is accessory and their guests 
or servants employed on the premises. Guesthouses that are attached to 
the primary dwelling are not required to have interaccessibility with the 
primary dwelling. A detached garage containing one or more rooms 
used or adapted for use as human habitation will be considered a 
guesthouse. 
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Division VI- General Tenns and Definitions 
Chapter 17.68 

Multi-family Dwelling. A building or group of buildings on a single 
building site that contains two or more dwellings, each with its own 
facilities for parking, living, sleeping, cooking, and eating. This 
classification includes condominiums, townhouses, and apartments. 

Senior Citizen Housing. Housing provided for senior citizens as 
defined by the State of California (Cal. Civ. Code §51.3). 

Family Day Care. A day care facility licensed by the State of California that 
is located in a single-family residence or other dwelling where an occupant of 
the residence provides care and supervision for children. 

Small Facility: Provides care for 6 or fewer children. 

Large Facility: Provides care for 7 to 14 children. 

17.68.4 Public, Semipublic, and Service Use Classifications. 

Clubs and Lodges. Private or nonprofit organizations providing meeting, 
recreational, or social activities primarily to members or guests. This 
classification includes membership organizations, social clubs, and youth 
centers. 

Colleges and Trade Schools, Public or Private. Post-secondary institutions 
typically granting recognized certificates or degrees. Included are conference 
centers and academic retreats associated with such institutions. This 
classification includes business and computer schools, art schools and 
management training, technical, and trade schools, but excludes instructional 
services offered on an individual basis, health clubs, and athletic and sports
training facilities. 

Community Care Facilities. Facilities providing non-medical care and 
supervision of persons under license from the California State Department of 
Social Services. This classification excludes hospitals, residential care 
facilities, family day care homes, day care centers, and transitional housing. 

Community Centers. Any public, private, commercial, or nonprofit facility 
established to provide social, educational, recreational, or cultural programs, 
meetings, or lectures, or similar activities. Examples include conference 
facilities, meeting rooms, youth centers, and senior centers. This 
classification includes community facilities operated in conjunction with an 
approved residential or commercial use that are not generally available to the 
public. 

VI-5 



Carmel-by-the-Sea Coastal Implementation Plan 

Conference Facilities, Small. A facility designed to accommodate fewer 
than 20-25 persons for multipurpose gatherings, assemblies, 
conferences, seminars, or recreation activities and ordinarily operated 
in conjunction with an approved residential or commercial use. 

Community Social Service Facilities. Any noncommercial housing facility, 
such as homeless shelters or emergency shelters, which may also provide 
meals, showers, and/or laundry facilities. Specialized programs and services 
related to the needs of the residents may also be provided. This classification 
excludes transitional housing facilities that provide long-term living 
accommodations. 

Day Care Center. Establishments, not located in a dwelling, providing non
medical care for one or more persons on a less than 24-hour basis. This 
classification includes nursery schools, preschools, daycare centers for 
children or adults, and any other daycare facility licensed or certified by the 
State of California. 

Emergency Medical Care. Facilities providing emergency medical service 
with no provision for continuing care. 

Government Offices. Administrative, clerical, or public access offices of a 
government agency, including the Postal Services, together with incidental 
storage and maintenance of vehicles. This classification excludes corporation 
yards, equipment service centers, and similar facilities whose primary 
purpose is maintenance, repair, and storage of vehicles and equipment. 

Hospitals and Clinics. Facilities licensed by the California State Department 
of Health Services providing medical, wellness, surgical, psychiatric, or 
emergency medical services. This classification also includes facilities for 
inpatient and outpatient treatment including drug and alcohol abuse programs 
as well as training, research, and administrative services for patients and 
employees. 

Hospitals. Institutions providing medical and surgical care including 
operating facilities and beds for patients. These establishments may 
include nursing, extended care, and physical therapy facilities, gift 
shops, retail pharmacies, employee housing, temporary housing for 
patient families, cafeterias or restaurants, and related uses operated 
primarily for the benefit of patients, staff, and visitors. 

Clinics. Facilities other than hospitals where patients are admitted for 
examinations and treatment by one or more physicians. Patients are 
treated as outpatients and are not admitted for overnight treatment or 
observation. This classification also includes licensed facilities offering 
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substance abuse treatment, blood banks and plasma centers, and 
emergency medical services to outpatients. 

Hospice Care, Limited. Facilities licensed by the California State Department 
of Health Services providing living accommodations and 24-hour primarily 
non-medical care and supervision for up to 6 terminally ill persons. 

Libraries, Public. Non-profit establishments that maintain collections of 
books, journals, newspapers, music and artistic materials that are made 
available to the public. 

Museums, Galleries, Gardens (noncommercial). Public or non-profit 
institutions engaged in the preservation and exhibition of objects, sites, and 
natural things of historical, cultural or educational value that are regularly 
open to the public. This classification includes museums, historical sites, 
aquariums, art galleries (except retail), planetariums, and zoos and botanical 
gardens. 

Park and Recreation Facilities. Noncommercial parks, playgrounds, 
recreation facilities, and open spaces. 

Individual Recreation. This subclassification includes spontaneous, 
non-organized recreation by individuals or small groups using minimal 
facilities and with no concession support. 

Organized Recreation. This subclassification includes recreation by 
individuals, small groups, teams, or classes using such developed 
facilities as community centers, playing fields, courts, gymnasiums, 
swimmi?-g pools, and picnic facilities, and may include related food 
concessiOns. 

Parking Facilities, Noncommercial. Surface lots and structures, above or 
below ground, used for parking motor vehicles incidental to another land use 
or activity on or off site. 

Public Safety Facilities. Facilities for public safety and emergency services, 
including police, fire protection, and emergency medical services. 

Religious Facilities. Facilities for religious worship, sanctuary, social 
services, and incidental religious education and administration, but not 
including private schools as defined in this section. This classification 
includes churches, temples, and other facilities used primarily for religious 
servtces. 
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Residential Care Facilities. Facilities that require or are licensed by the State 
of California to provide living accommodations and 24-hour, primarily non
medical care and supervision for persons in need of personal services, 
supervision, protection, or assistance. Living accommodations are shared 
living quarters with or without separate kitchens or bathrooms for each room 
or unit. This classification includes facilities that are operated for profit as 
well as those operated by public or nonprofit institutions. 

Residential Care, General. A residential care facility providing 24-hour 
nonmedical care for more than six persons in need of personal services, 
supervision, protection, or assistance. This classification includes 
hospices, board and care homes, and similar establishments that are 
licensed by the State of California. 

Residential Care, Limited. A residential care facility providing 24-hour 
non-medical care for six or fewer persons in need of personal services, 
supervision, protection, or assistance essential for sustaining the 
activities of daily living. This classification includes only those 
facilities licensed for residential care by the State of California. 

Residential Care, Senior. A residential care facility providing 24-hour 
medical or nonmedical care for more than six persons 60 years of age 
or older in need of personal services, supervision, protection, or 
assistance for sustaining the activities of daily living. This classification 
includes nursing homes for the elderly, life care or continuing care 
homes, and similar facilities licensed for residential care by the State of 
California. 

Schools. 

Schools, Public. Facilities for primary or . secondary education, 
including public schools and charter schools, having curricula required 
in the public schools of the State of California. 

Schools, Private. Private institutions providing primary or secondary 
education and having curricula comparable to that required in the 
public schools of the State of California. 

Transitional Housing Facilities. Facilities providing sleeping 
accommodations, meals, showers, and laundry facilities to assist persons 
obtaining skills necessary for independent living in permanent housing. The 
term of occupancy is generally not less than two weeks nor more than two 
years. Specialized programs and services related to the needs of the residents 
may also be provided. 
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Animal Sales and Services. Retail sales and commercial services including 
grooming, or medical care for small animals. This classification allows 24-
hour accommodation only for animals receiving emergency hospitalization 
and excludes kennels, dog walking, and similar pet care services not 
performed at a fixed location. 

Animal Grooming. Commercial establishments providing bathing and 
trimming services for animals. 

Animal Hospitals. Establishments where animals receive medical 
treatment. Grooming and temporary (30 days) boarding of animals is 
included if incidental to the hospital use. 

Kennel. Facility for keeping, boarding, training, breeding, or 
maintaining for commercial gain four or more dogs, cats, or other 
household pets not owned by the kennel owner or operator. This 
classification excludes pet shops and animal hospitals that provide 24-
hour accommodation of animals receiving medical or grooming 
services. 

Automobile Sales and Services. 

Motorcycles, Mopeds & Parts. Establishments engaged in the sale, 
leasing, and servicing of motorcycles and mopeds, including stores that 
provide parts for such vehicles. 

Vehicle Repair. Repair of automobiles, small trucks, motorcycles, 
motor homes, and recreational vehicles, including the sale, installation, 
and servicing of related equipment and parts. This classification 
includes auto repair shops, transmission shops, wheel and brake shops, 
and auto glass services, but excludes body and fender shops, vehicle 
dismantling or salvaging, and tire retreading or recapping. 

Vehicle Service and Gasoline. Establishments engaged in the retail sale 
of gasoline or diesel fuel, lubricants, parts, and accessories, including 
gasoline service stations; quick-service oil, tune-up, brake and muffler 
shops; and tire sales and installation, where repairs are made or service 
provided in enclosed bays, and vehicles are not ordinarily stored 
overnight. This classification excludes establishments providing engine 
repair, body and fender work, vehicle painting, towing, or repair of 
large moving and storage trucks or construction vehicles. 

V/-9 



Carmel-by-the-&8 Coastal Implementation PJ;m 

Banks and Other Financial Institutions. Financial institutions providing retail 
banking services. This classification includes only those institutions engaged 
in the on-site circulation of money, including credit unions and businesses 
offering check-cashing facilities. 

Automated Teller Machines (ATMs). Automated devices that perform 
banking or financial functions operated by the consumer, at a location 
either remote from the controlling financial institution or as an 
accessory to the financial institution's principal building. 

Building Materials, Hardware and Garden Supplies. Retail sales, rental, and 
related services of hardware, plumbing, electrical, heating, air conditioning, 
building supplies, tools and equipment, plants and garden products, patio 
furniture, swimming pools, spas and hot tubs, lighting fixtures, kitchen and 
bathroom fixtures and cabinets, paint, carpeting, floor coverings, or 
wallpaper. This classification includes sale of fertilizer and soil products in 
package form. 

Business Services. Establishments that primarily provide goods and services 
to other businesses on a fee or contract basis, including printing and copying, 
blueprint services, advertising and mailing, equipment rental and leasing, 
office security, custodial services, photo finishing, and model building. 

Commercial Recreation. Provision of participant and spectator recreation or 
entertainment. This classification includes bowling alleys, golf driving ranges 
and miniature golf courses, tennis or racquetball courts, card rooms, and 
fortune telling. 

Computer Services. Establishments that provide computer-related services 
including repair and maintenance of computers and the provision of internet 
or computer- related services for a fee. 

Eating and Drinking Establishments. Businesses primarily engaged in serving 
prepared food or beverages for consumption on or off the premises. 

Drinking Places. Businesses serving beverages for consumption on the 
premises as a primary use and including on-sale service of alcohol 
including beer, wine, and mixed drinks. 

Resttmrants, Full Line. Restaurants providing a full line of prepared 
food and drinks using non-disposable plates, glasses and utensils for 
immediate consumption on the site. These restaurants provide table 
service to patrons of all ages who pay after eating. Takeout service 
may be provided. 
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Restaurants, Specialty. Restaurants providing a limited range of food 
products for immediate consumption on the site. These restaurants 
provide seating but are not required to provide table service or menus. 
Specialty restaurants provide, as a primary use, two or fewer of the 
following lines of foods: pastries and doughnuts, frozen desserts, candy 
and nuts, juices, and coffee and tea. 

Food and Beverage Sales. Retail sales of food and beverages primarily for 
off-site consumption. Typical uses include markets, groceries, liquor stores, 
and retail bakeries. 

Convenience Market. Retail establishments that sell a limited line of 
groceries, prepackaged food items, tobacco, periodicals, and other 
household goods. This classification does not include delicatessens or 
specialty food shops. 

Food Store-Full Line. Retail food markets, with no seating on site, 
providing a full range of food and grocery items including meats, 
poultry, produce, dairy products, and canned and dried goods for home 
preparation. These markets may have specialty food sales as an 
incidental use, such as bakeries and delicatessens. 

Food Store-Specialty. Retail food markets, with no seating on the site, 
that provide a specialized and limited range of food items sold 
primarily for home preparation and consumption Examples include 
such uses as: 

• Bakeries, 

• Candy, nuts and confectionary stores, 

• Meat or produce markets, 

• Vitamins and health food stores, 

• Cheese stores and delicatessens. 

Liquor. Establishments primarily engaged in selling packaged alcoholic 
beverages such as ale, beer, wine and liquor. 

Hotels and Motels. Establishments offering lodging to transient patrons for 
periods less than 30 days. 

Maintenance and Repair Services. Establishments providing appliance repair, 
office machine repair, janitorial services, pest control, or building 
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maintenance services. This classification excludes maintenance and repair of 
vehicles or boats. 

Office. 

Office, Business and Professional. Offices of firms or organizations 
providing such professional, executive, management, or administrative 
services as architectural, computer software design, engineering, 
graphic design, interior design, real estate, insurance, investment, and 
legal. This classification excludes hospitals, banks, and savings and 
loan associations. 

Office, Medical and Dental. Offices of firms or organizations providing 
medical services, such as physicians, dentists, chiropractors, 
optometrists, and similar medical professionals. This classification 
includes medical or dental laboratories incidental to an office use but 
excludes clinics as defined in this section. 

Offices, Other. All other offices not included under business and 
professional offices or medical and dental offices, including nonprofit 
organizational offices, catalog and mail order offices, or educational 
offices. 

Parking Facilities, Commercial. Surface lots and structures, above and below 
ground, offering parking to the public for a fee. 

Personal Improvement Services. Establishments providing instructional 
services or facilities, including photography, fine arts, crafts, dance or music 
studios, driving schools, diet centers, reducing salons, and fitness studios. 

Personal Services. Establishments providing recurrently needed services of a 
personal nature. This classification includes barber and beauty shops; 
seamstresses, tailors, shoe repair shops, spas, health clubs, massage parlors, 
steam baths, tattoo parlors, Turkish baths, wedding chapels, funeral services, 
and additional uses classified under Subsection 812: Personal and Laundry 
Services of the NAICS • 

Laundry and Dry Cleaning. Establishments engaged in providing dry 
cleaning and laundering services including coin-operated laundry 
services and drop-off and pickup laundries and dry cleaners. 

Video Rental. Establishments primarily engaged in renting video tapes, 
discs and other media for viewing or reproduction in home electronic 
equipment. 
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Research, Development, and Testing Services. Establishments providing 
research and development facilities including laboratory services, or 
establishments providing photographic, analytical, or testing services. This 
classification does not include services that expose employees or the public to 
hazardous materials or conditions. 

Retail Sales. The retail sale of merchandise not specifically listed under 
another use Classification. This classification includes bookstores, camera 
shops, clock shops, clothing stores, drugstores, florist shops, hobby, toys and 
game shops, furniture stores, luggage stores, musical instrument stores, 
newsstands, optical goods stores, shoe stores, souvenir stores, sporting goods 
stores, stationary stores, and tobacco, pipes, cigarettes, and smokers' 
supplies. 

Antique Shops. Establishments selling collectible merchandise that is 
old or rare. 

Art Galleries. Establishments primarily engaged in selling and 
displaying original and limited edition art works including paintings, 
graphic arts, photography, and sculpture. · 

Arts and Crafts. Establishments selling handcrafted merchandise for 
home decoration or furnishings within one or more of the following 
categories: pottery, glass, fabric, paper, wood, fiber or ceramics. 
Goods sold at these stores are unique, artisan-produced items rather 
than machine or mass-produced goods. 

Jewelry Shops. Retail stores selling a combination of jewelry items, 
predominantly handcrafted, including diamonds and other precious 
stones mounted in precious metals, such as rings, bracelets, brooches, 
sterling and plated silverware, and watches. 

Specialty or Theme. A retail store selling a specialized line of 
merchandise not otherwise defined including art and architecture 
supplies, candles, coins and stamps, gems, rocks and stones, 
telescopes, and binoculars. A theme store may combine merchandise 
lines from several classifications with all merchandise organized around 
a central concept or idea. 

Thriftshops. Nonprofit organizations selling used goods normally 
consisting of household discards. This classification does not include 
such specialty stores as used bookstores, antique stores, jewelry stores, 
or stamp and coin collection shops. 
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Vending Machines. Coin, token, currency, or magnetic card-operated 
machines selling a variety of goods including candy, snacks, sodas, 
toys, and trinkets. 

Theater, Live Perfonnance. Facilities engaged in providing live spectator 
entertainment including musicals, operas, recitals, concerts, plays, comedy, 
and improvisational and puppet shows. This classification also includes 
lecture halls, dinner theaters, and other cultural and academic venues where 
live spectator entertainment is conducted. 

Theater, Motion Picture. Facilities engaged in exhibiting motion pictures or 
videos. This classification does not include drive-in theaters. 

Travel Services. Establishments providing travel information and reservations 
to individuals and businesses including travel agencies, transportation 
services, and tour operators. This classification excludes automobile rental 
agencies. 

17.68.6 Industrial Use Classifications. 

Handicraft/Custom Manufacturing. Manufacture of crafts, art, sculpture, 
stained glass, and similar items. Retail sales are restricted to items 
manufactured on the premises. 

Industry, Limited. Establishments engaged in any of the following types of 
activities taking place within enclosed buildings: manufacturing finished parts 
or products primarily from previously prepared materials; food and beverage 
manufacturing or distribution; conducting industrial or scientific research 
including product testing. 

Indoor Commercial Storage. Storage of commercial or personal goods within 
an enclosed building without sales to the public. 

17.68.7 Transportation, 
Classifications. 

Communication Facilities. 

Communication, and Utilities Use 

Antennae and Transmission Towers. Broadcasting, recording, and 
other communication services accomplished through electronic or 
telephonic mechanisms, as well as structures designed to support one or 
more reception or transmission systems. Examples of transmission 
towers are limited to, radio towers, television towers, telephone 
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exchange or microwave relay towers, and cellular telephone 
transmission or personal communications systems towers. 

Facilities within Buildings. Includes radio, television, or recording 
studios and telephone switching centers; excludes antennae and 
transmission devices. 

Utilities, Major. Generating plants, electric substations, solid waste 
collection, including transfer stations and materials recovery (recycling 
processing) facilities, solid waste treatment and disposal, water or wastewater 
treatment plants, and similar facilities of public agencies or public utilities. 

Utilities, Minor. Facilities necessary to support established uses involving 
only minor structures, such as electrical distribution lines, underground water 
and sewer lines, and recycling collection facilities. 

17.68.8 Agricultural Use Classifications 

Nurseries. The cultivation for sale of such horticultural specialties as flowers, 
shrubs, and trees. This classification includes wholesale and retail nurseries 
offering plants for sale. 

17.68.9 Other Use Classifications 

Accessory Use. A use that is specifically associated with and normally 
ancillary to a specified principal use. 

Nonconforming Use. A use of a structure or land that was lawfully 
established and maintained, but that does not conform with the currently 
applicable use regulations for the zoning district in which the use is located 
by reason of adoption or amendment of this Title or by reason of annexation 
of territory to the City. 

Temporary Use. A use that is permitted to operate for a specified, limited 
period of time. 
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Chapter 17.70 List of Tenns and Definitions 

Sections: 

17.70.1 
17.70.2 

17.70.1 

List of Terms. 
Definitions. 

List of Terms. 

Abandoned Sign. (See Sign Terms) 

Accessory Building. 

Accessory Use. 

Acre, Gross. 

Acre, Net. 

Adjacent. 

Affordable Housing Terms. 

Affordable Unit, For Sale. (See 
Affordable Housing Terms) 

Affordable Unit, Unit, For Rent. 
(See Affordable Housing Terms) 

Alley. 

Allowed Use. (See Use Categories 
Of) 

Alteration. 

Amateur radio antenna. (See 
Antenna) 

Ancillary Use. (See Accessory Use) 

Animal, Domestic. 

Animal, Farm. 

Antenna. 

Apartment. (See Residential 
Housing Types) 

Appurtenant Sign. (See Sign 
Terms) 
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Arbor. (See Tree Terms) 

Automated Teller Machine (ATM). 

Automobile Parking. (See Parking 
Terms) 

Average Grade 

Average Grade. (See Grade-Related 
Terms) 

Average Percent of Slope. 

Balcony. 

Banners. (See Sign Terms) 

Base Density. 

Base Floor Area. 

Basement. 

Best Management Practices. 

Bonus Floor Area. 

Buildable Area. (See Building 
Terms) 

Building Coverage. (See Building 
Terms) 

Building Height. (See Building 
Terms) 

Building Site. (See Building Terms) 

Building Terms. 

Building Value. (See Building 
Terms) 
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Building, Principal. (See Building 
Terms) 

Building. 

Building-Mounted 
Telecommunications Facility. (See 
Telecommunication Terms) 

Business Sign. (See Sign Terms) 

Carmel Beachlands 

Carport. (See Parking Terms) 

Certified Arborist. 

Charitable Organization/Special 
Event Sign. (See Sign Terms) 

Clean Water Act. 

Coastal Resources. 

Common Open Space. (See Open 
Space Types) 

Conditionally Permitted Use. (See 
Use Categories Of) 

Condominium. (See Residential 
Housing Types) 

Construction Activity. 

Construction Sign. (See Sign 
Terms) 

Corner Lot. (See Lot Types) 

Cost or Value of Construction. 

Coverage, Building. 

Coverage, Site Lot. 

Crawl Space. 

Cutting. (See Tree Terms) 

Damage. (See Tree Terms) 

Deck. 

Demolition. 

Department. 
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Development. 

Director. I 
Directory Sign. (See Sign Terms) 

Discount Store. I 
Display Case. 

Double Frontage Lot. (See Lot I Types) 

Dripline. (See Tree Terms) I Drive-in Business. 

Drive-in Establishment. (See Food I Use Terms) 

Driveway. 

I Dwelling, Multifamily. 

Dwelling, Single-Family. 

I Dwelling. (See Residential Housing 
Types) 

EIR. I 
Emergency. 

Exclusive Use. I 
Existing Grade. (See Grade-Related 
Terms) I Exterior Sign. (See Sign Terms) 

Exterior Volume. I Family. 

Fast Food Establishment. (See I Food Use Terms) 

Fence 

Finished Grade. (See Grade- I 
Related Terms) 

Flag Lot. (See Lot Types) I 
Floor Area Ratio (FAR). 

Floor Area. I 
Floor. 

I 
I 
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Food Use Terms Establishments. 

For Commercial Districts. (See 
Interaccessibility) 

For R-1 District. (See 
Interaccessibility) 

Formula Food Establishment (See 
Food Use Terms) 

Front Lot Line. (See Lot Line 
Types) 

Frontage, Street. 

Garage, Yard, Rummage, and 
Estate Sale Sign. (See Sign Terms) 

Garage. (See Parking Terms) 

Garden Wall. 

General Plan. 

Grade-Related Terms. (See Rules 
of Measurement). 

Group Residential. (See Residential 
Housing Types) 

Guesthouse. 

Hazardous Material. 

Health, Safety, and Welfare Sign. 
(See Sign Terms) 

Height. 

Home Business Sign. (See Sign 
Terms) 

Home Occupation Sign. (See Sign 
Terms) 

Home Occupation. 

House Name Sign. (See Sign 
Terms) 

Illegal Discharge. 

Illicit Connection. 

Illuminated Sign. (See Sign Terms) 
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Impermeabilized Surface. 

Industrial Activity. 

Intensity of Use. 

Interaccessibility. 

Interior Lot Line. (See Lot Line 
Types) 

Interior Lot. (See Lot Types) 

Interior Sign. (See Sign Terms) 

Kitchen. 

Landscaping. 

Lateral Access. (See Public Access 
Terms) 

Limited Duration. 

Liquidation Store. 

Living Space. 

Loading Space. 

Lodging Unit. 

Lot Area. 

Lot Line Types. 

Lot Types. 

Lot Width. 

Lot. 

Low Income Households. (See 
Affordable Housing Terms) 

Manufacturers' Outlet Store. 

Merchandise Mart. 

Minor Alteration. (See Alteration) 

Moderate Income Households. (See 
Affordable Housing Terms) 

Monopole. (See Telecommunication 
Terms) 

Name Plate. (See Sign Terms) 
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National Pollutant Discharge 
Elimination System (NPDES) 
Storm Water Discharge Permits. 

Natural Feature. 

No Soliciting/No Handbills Sign. 
(See Sign Terms) 

Nonconforming Building or 
Structure. 

Nonconforming Sign. (See Sign 
Terms) 

Nonconforming Use. (See Use 
Categories Of) 

Non-Permanent Structures. 

Non-Storm Water Discharge. 

NPDES. 

Nursing Home. 

Occupancy, Change In. 

Off-Street Loading Facilities. 

Open House Sign. (See Sign 
Terms) 

Open Space Types. (See also Yard) 

Ordinary Maintenance and Repair. 

Other Offices. 

Outdoor Storage. 

Outlet Store. (See Liquidation 
Store). 

Parking Lots. (See Parking Terms) 

Parking Pad. (See Parking Terms) 

Parking Structures. (See Parking 
Terms) 

Parking Terms. 

Patio. 

Pergola. 
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Permitted Use. (See Use Categories 
Of) 

Person. 

Personal Services. 

Place of Business. 

Pollute. 

Pollution. 

Porch. 

Porte-cochere. 

Porter-Cologne Act. 

Preexisting. 

Preservation. 

Private Open Space. (See Open 
Space Types) 

Project. 

Public Access Terms. 

Public Parking Area. (See Parking 
Terms) 

Real Estate Rider. (See Sign 
Terms) 

Real Estate Sign. (See Sign Terms) 

Rear Lot Line. (See Lot Line 
Types) 

Rebuilding. 

Reconstruction. 

Rehabilitation. 

Remuneration. 

Resale control. 

Residential Housing Types. (See 
also Chapter 17. 68: Use 
Classifications). 

Resubdivided Corner Lots. (See 
Lot Types) 
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Retaining Wall. 

Review Authority. 

Sandy Beach Area. 

Satellite antenna. (See Antenna) 

School, Public or Private. 

Seconds Store. (See Liquidation 
Store.) 

Sensitive Coastal Resource Area. 

Setback line. 

Shrub. 

Side Lot Line. (See Lot Line 
Types) 

Sign Area. (See Sign Terms) 

Sign Copy. (See Sign Terms) 

Sign Height. (See Sign Terms) 

Sign Terms. 

Sign. 

Significant Tree. (See Tree Terms) 

Site. 

Site Coverage. (See Coverage, 
Site) 

Specialized Retail. 

Stationary Store. 

Stoop. 

Storm Drain System. 

Storm Water. 

Story. 

Street Grade. (See Grade-Related 
Terms) 

Street. 

Structure. 
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Subordinate Secondary Unit. (See 
Residential Housing Types, 
Chapter 17.68: Use Classifications) 

Substantial Alteration. 

Take-out food Establishment (See 
Food Use Terms) 

Telecommunication Terms. 

Telecommunications Facility, Co
Located. (See TelecommuniCation 
Terms) 

Telecommunications Facility. (See 
Telecommunication Terms) 

Temporary Events. 

Temporary Sign. (See Sign Terms) 

Temporary Uses. (See Temporary 
Events) 

Terrace. 

Time-Share Definitions. 

Time-Share Estate. (See Time
Share Definitions) 

Time-Share Occupancy. (See Time
Share Definitions) 

Time-Share Use. 

Time-Share Program. (See Time
Share Definitions) 

Time-Share Project. (See Time
Share Definitions) 

Transient. 

Tree Terms. 

Tree. (See Tree Terms) 

Trellis. 

Underfloor Area. 

Usable Open Space. (See Open 
Space Types) 

------------...... 
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Use Categories Of. 

Use, Change of. 

Vacation Time-Sharing Project. 
(See Time-Share Definitions) 

Veranda. 

Vertical Access. (See Public 
Access Terms) 

Very Low Income Households. 
(See Affordable Housing Terms) 

Visible. 

Wall Clading. 

Waters of the United States. 

17.70.2 Definitions. 

Window Well. 

Within All Commercial Zones. 
(See Story) 

Within Residential Zones. (See 
Story) 

Yard Types. (See Rules of 
Measurement.) 

Yard, Front. (See Yard Types) 

Yard, Rear. (See Yard Types) 

Yard, Side. (See Yard Types) 

Yard. 

The words, terms, and phrases defined in this chapter shall, for all purposes 
connected with this title, be construed as having the meanings respectively set 
forth in this chapter. 

Accessory Building. A detached building that is secondary to the principal 
structure(s) on a site. Examples include a playhouse, woodshed, storeroom, 
laundry, private garage, subordinate unit, or workshop. 

Accessory Use. A use that is secondary to the principal use of a building or 
space within a building on the same building site that serves a purpose 
customarily incidental to any permitted use made of the premises alone. For 
retail uses, an accessory use is incidental in terms of area, extent, and 
purpose to a primary use and in terms of display space that is occupied. 

Acre, Gross. A measure of total land area of any lot including future streets, 
parks, and other land dedications. 

Acre, Net. The gross area of a site excluding land to be dedicated for 
required easements for vehicles and rights of way, either public or private, or 
land to be dedicated for schools and parks or other facilities devoted to public 
use. 

Adjacent. Near or close to; sometimes contiguous; neighboring. 

Affordable Housing Terms. 
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Affordable Unit, For Rent. A unit for which the total monthly rent plus 
utilities for lower income households does not exceed 30 percent of 60 
percent of the county median income or, for very low income 
households, 30 percent of 50 percent of the county median income. 

Affordable Unit, For Sale. A unit for which the total monthly payment 
including interest, taxes, insurance, and utilities does not exceed for 
lower income households 30 percent of 60 percent of the county median 
income or, for very low income households, 30 percent of 50 percent 
of the county median income. 

Very Low Income Households. Households with incomes that do not 
exceed 50 percent of the area median income, as adjusted for family 
SIZe. 

Low Income Households. Households with incomes ranging from 51 
percent to 80 percent of the area median income, as adjusted for family 
SIZe. 

Moderate Income Households. Households with incomes ranging from 
80 percent to 120 percent of the area median income, as adjusted for 
family size. 

Alley. A secondary vehicular access way through the middle of a block that 
provides access to the rear of building sites or to buildings. 

Alteration. Any change, addition, or modification of any of the supporting 
members of a structure, such as bearing walls, columns, beams or girders, 
that changes the exterior architectural appearance or materials of a structure 
or object. Alteration includes changes in exterior surfaces, changes in 
materials, additions, remodels, demolitions, and relocation of buildings or 
structures but excludes ordinary maintenance and repairs. 

Minor Alteration. Alterations that involve minor design changes and 
for which only an administrative permit by the Planning Director is 
required pursuant to Chapter 17.58: Design Review. 

Substantial Alteration. Alterations that involve more substantial design 
changes and for which discretionary approval is required pursuant to 
Chapter 17.58: Design Review. 

Ancillary Use. See Accessory Use. 
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Animal, Domestic. A small animal of the type generally accepted as a pet, 
including dog, cat, rabbit, songbird, fish, and the like, but not including 
chicken, duck, goose, pea fowl, goat, sheep, pig, hog or the like. 

Animal, Farm. Any animal that is customarily raised on farms, including 
horses, cows, and any other animal customarily kept in a pen, corral, stable, 
or pond. 

Antenna. Any system of wires, poles, rods, reflecting discs or similar devices 
used for the transmission or reception, or both, of electromagnetic radiation 
waves. 

Amateur Radio Antenna. Any antenna used to receive or transmit radio 
signals on the amateur radio bandwidth, as designated by Federal 
regulation. 

Satellite Antenna. Any antenna used to receive or transmit radio or 
television signals from orbiting communication satellites. 

Automated Teller Machine (ATM). An automated device used by the public 
to conduct such banking and financial transactions electronically as 
withdrawing or depositing cash from a bank, savings, credit union, credit 
card or similar account. As used in this code the term A TM does not apply to 
retail point-of-sale transactions within a fully enclosed location. 

Average Grade. See Grade, Average. 

Average Percent of Slope. The ratio between vertical and horizontal distances 
expressed as a percent. See Rules of Measurement. 

Balcony. A platform that projects from the wall of a building, typically above 
the first level, and is surrounded by a rail, balustrade, or parapet. 

Banners. See Sign Terms. 

Base Density. The number of dwelling units on a particular parcel of land that 
is in conformance with the general plan and zoning code. 

Base Floor Area. The calculated floor area allowed on a site prior to 
consideration of bonus floor area or adjustments to floor area based on site 
constraints. See Rules of Measurement. 

Basement. An underground room or excavated space between 5 and 9 feet of 
interior height, finished or unfinished where the finished floor level directly 
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above the space is not more than one foot above both the existing or final 
grade. Any subgrade space where the finished floor elevation directly above 
the space is more than one foot above existing or finished grade shall be 
considered above-ground space. All areas where the finished floor elevation 
directly above a subgrade space is more than five feet above either existing or 
final grade shall also be considered a story. (Note: In calculating the floor 
area of a basement it may be necessary to count part of the area in a floor 
level as basement and part of the area in a floor level as above-ground space.) 
Basement spaces may be used for any residential occupancy allowed by the 
Uniform Building Code such as bathrooms, family rooms, hobby rooms, 
offices, mechanical equipment, storage and, if equipped with window wells, 
bedrooms. 

Figure VI-I: Basement 

First Floor 

Grade P ·----------------------------------------r··---- :\~ ..... ~ 
Must be ,· 

between 5 and ,;: 
9 ft. in height ,. 

•.. 
Basement 

Best Management Practices. Best Management Practices means activities, 
practices, and procedures to prevent or reduce the discharge of pollutants 
directly or indirectly to the municipal storm drain system and waters of the 
United States. Best Management Practices include: treatment facilities to 
remove pollutants from storm water; operating and maintenance procedures; 
facility management practices to control runoff, spillage or leaks of non-storm 
water, waste disposal, and drainage from materials storage; erosion and 
sediment control practices; the prohibition of specific activities, practices, 
and procedures; and such other provisions as the City determines appropriate 
for the control of pollutants. 
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Bonus Floor Area. Floor area, in addition to the floor area for a site, granted 
as an incentive to achieve specified design or land use objectives. 

Building. A permanent structure providing shelter occupying an area of land 
and enclosing volume. This implies a roof supported by walls, posts, or 
columns. If walls entirely enclose the space within, there usually are 
doorways for access and windows for light. Roofs, walls, doors, and windows 
are essential features of buildings. 

Building Tenns. 

Buildable Area. The portion or area of a lot or parcel of land, after 
subtracting such unbuildable areas of the parcel as easements, 
environmentally sensitive habitat areas (ESHA), or excessive slopes. 
See Rules of Measurement. 

Building Coverage. See Coverage, Building. 

Building Height. The plumb vertical distance from existing or finished 
grade (whichever is more restrictive) to the highest point of the roof 
beams of a flat roof, the deck line of a mansard roof, or the peak or 
gable of a pitched or hipped roof. See Rules of Measurement. 

Building, Principal. A building in which the primary activities are 
conducted. 

Building Site. A lot or parcel of land containing the mmliDum net 
acreage or square footage required for development as specified in the 
General Plan and/ or Zoning Code. 

Building Value. A value determined by the building official based on 
the total floor area of the building multiplied by the International 
Conference of Building Officials building standards valuation tables as 
adjusted by the local modifier adopted by the City Council. 

Carmel Beachlands. All real property west of North San Antonio extending 
from the North City boundary south to Ocean A venue including the western 
terminus of Ocean A venue west of San Antonio, and all lands west of Scenic 
Road extending from the South City limits north to Ocean Avenue. 

Carport. See Parking Terms. 

Certified Arborist. An individual who has demonstrated knowledge and 
competency through obtainment of the current International Society of 
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Arboriculture arborist certification, or who IS a member of the American 
Society of Consulting Arborists. 

Clean Water Act. The Federal Water Pollution Control Act (33 U.S.C. 1251 
et seq.) and any subsequent amendments thereto. 

Coastal Resources. Include, but are not limited to, public access 
opportunities, visitor and recreational facilities, water-oriented activities, 
marine resources, biological resources, environmentally sensitive habitat 
areas, agricultural lands, and archaeological or paleontological resources. 

Construction Activity. In the context of Section 17.42.2: Urban Runoff Water 
Quality and Discharge Management, activities subject to National Pollutant 
Discharge Elimination System Construction Permits. These include 
construction projects resulting in land disturbance of five acres or more. 
These activities include clearing and grubbing, grading, excavating, and 
demolition. 

Construction Sign. See Sign Terms. 

Cost or Value of Construction. The total cost required to construct, rebuild, 
repair, remodel or make an addition to an existing building and shall include 
all permanent work and permanent equipment, excluding landscaping. 

Coverage, Building. The total ground area of a building site occupied by 
buildings; or the allowable percentage of a lot that may be occupied by 
buildings (i.e. building footprint) consistent with the General Plan or Zoning 
Code. 

Coverage, Lot. That area of a building site occupied, or allowed to be 
occupied, by materials or improvements that cover the natural soil but which 
are outside the perimeter of structures that count as floor area or building 
coverage. Depending on the nature of the materials used, lot coverage may be 
impermeable, semipermeable or fully permeable. See Rules of Measurement. 

Coverage, Site. The total ground area of a site occupied by materials or 
improvements that cover the natural soil but which are outside the perimeter 
of structures that count as floor area. Site coverage includes: 

A. Fully permeable materials including gravel, decomposed granite, 
spaced decking and exterior stairs. However, shredded bark, wood 
chips and similar materials used as mulch within fully landscaped areas 
are not counted as site coverage. 
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B. Semi-permeable materials including sand-set bricks or pavers, garden 
walkways of small paving stones, and arbors. 

c. Impermeable materials including asphalt, concrete, mortared brick and 
stone, unspaced decking and balconies at any level, garden walls, 
solariums, bridges, sheds not counted as floor area, ponds, hot tubs and 
swimming pools. 

Crawl Space. An area below a building having a clearance less than adult 
height, but accessible by crawling. Such space is typically below the first 
floor and is surrounded by foundation walls or supports. 

Demolition. The complete destruction and removal or takedown of all above 
ground framing or structural elements and all exterior cladding of a building 
or structure including all roof framing and roof covering, and all exterior wall 
framing and wall cladding. 

Department. The Department of Community Planning and Building. 

Deck. An open, unroofed porch or platform, either freestanding or attached to 
a building that is supported above grade. See also Balcony. 

Development. In compliance with Public Resources Code Section 30106, on 
land, in water or under it, the placement or erection of any solid material or 
structure; the discharge or disposal of any dredged material or of any 
gaseous, liquid, solid, or thermal waste; the grading, removing, dredging, 
mining, or extraction of any materials; the change in the density or intensity 
of use of land, including subdivision in compliance with the Map Act, and 
any other division of land, except where the land division is brought about in 
connection with the purchase of the land by a public agency for public 
recreational use; the change in the intensity of use of water, or of access to 
water; the construction, reconstruction, demolition, or alteration in the size of 
any structure, including any facility of any private, public, or municipal 
utility; and the removal or harvesting of major vegetation other than for 
agricultural purposes and kelp harvesting. New development is any 
development after the effective date of these regulations. As used in these 
regulations, "Structure" includes, but is not limited to, any building, road, 
pipe, flume, conduit, siphon, aqueduct, telephone line, and electrical power 
transmission and distribution line. 

Director. The Director of Community Planning and Building or the Director's 
Designer. 
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Discount Store. A business primarily devoted to the sale of merchandise 
consistently sold below normal retail prices. 

Display Case. A case, cabinet, or other device having a window of glass or 
other transparent material, or other opening, access to which is made from 
other than within a structure or building. 

Dripline. See Tree Terms. 

Drive-in Business. Any primary or accessory business use in which business 
is transacted while the customer or consumer is seated in a motor vehicle. 

Driveway. A paved or unpaved accessway used by vehicles and pedestrians 
for common access to a parking space, garage, dwelling, or other structure. 

Double Frontage Lot. See Lot Types. 

Dwelling, Multi-family. A building or group of buildings on a single building 
site that, in whole or in part, is designed for, or occupied by, members of two 
or more families dwelling independently of each other in separate areas or 
units. 

Dwelling, Single Family. Any building contammg one or more habitable 
rooms with facilities for living, sleeping, cooking, and eating. 

EIR. An Environmental Impact Report as required under the California 
Environmental Quality Act. 

Emergency. A sudden, unexpected occurrence demanding immediate action to 
prevent or mitigate loss or damage to life, health, property, or essential 
public services. 

Exclusive Use. A use that precludes ordinary use in the vicinity of a 
temporary event for public recreation, beach access, or access to coastal 
waters other than for or through the event itself. 

Existing Grade. See Grade, Existing. 

Exterior Volume. The total space occupied by all structures located above 
average grade, expressed in cubic feet and measured from the exterior wall 
and roof surfaces of each building. See Rules of Measurement. 

Family. An individual or two or more persons living together as a single 
nonprofit housekeeping unit and sharing common living, sleeping, cooking, 
and eating facilities. 
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Fence. An enclosure or barrier made of wood or metal, used as a boundary, 
means of protection, privacy screening, or confinement, but not including 
walls, masonry structures, hedges, shrubs, trees, or other natural growth. 

Finished Grade. See Grade, Finished. 

Flag Lot. See Lot Types. 

Floor. A surface that is horizontal or nearly so located within the interior of a 
structure which is suitable for walking or standing upon. 

Floor Area. The total gross square footage included within the surrounding 
exterior walls of all floors contained within all enclosed buildings on a 
building site. See Rules of Measurement. 

Floor Area Ratio (FAR). The total floor area of all buildings or structures on 
a building site divided by the site area. See Rules of Measurement. 

Food Use Tenns. 

Drive-in Establishment. A business that (1) prepares food intended for 
consumption in vehicles that may or may not be parked on the site; or 
(2) provides for the ordering of food while the customers are seated in 
vehicles. 

Formula Food Establishment. A business that (1) is required by 
contractual or other arrangements to offer standardized menus, 
ingredients, food preparation, employee uniforms, interior decor, 
signage or exterior design; or (2) adopts a name, appearance or food 
presentation format that causes it to be substantially identical to another 
restaurant regardless of ownership or location. 

Fast Food Establishment. A business where food is consumed on or off 
the site and food is (1) pre-made and wrapped before customers place 
orders, and/or (2) served with disposable tableware for on-site food 
consumption. A fast food establishment also exhibits two or more of 
the following characteristics: 

1. Food is ordered from a wall menu at a service counter; 

2. 

3. 

Food consumed on the premises is ordered while customers are 
standing; 

Payment is made by customers before food is consumed; 
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The service counter is closer to an entry I exit than is the 
seating/dining area; and/or 

5. The business interior is brightly illuminated (greater than eight 
candlefoot power as measured in a horizontal plane three feet 
above the floor). 

Take-out Food Establishment. A business that offers ready-to-eat, 
prepared snack foods and full meals for immediate consumption off the 
site while patrons are walking or standing in the public right-of-way or 
are seated in vehicles. 

Frontage, Street. The side of a lot or building site facing a street. 

Garage. See Parking Terms. 

Garden Wall. A linear, masonry structure used within a landscape to define a 
boundary, path, planting area or other design feature. Garden walls are 
exposed on both sides and do not retain soil, slopes or terraces. (See also 
Retaining Wall}. 

General Plan. The City of Carmel-by-the-Sea General Plan. 

Grade-Related Terms. See Rules of Measurement. 

Average Grade. A horizontal line approximating the ground elevation 
through each building on a site used for calculating the exterior volume 
of buildings. Average grade is calculated separately for each building. 

Existing Grade. The topographic elevations representing the surface of 
the ground prior to grading, filling, or other site alterations for a 
project. Existing grade may also be referred to as natural grade. 

Finished Grade. The topographic elevations representing the ground 
surface at all parts of a site not occupied by a building upon project 
completion. This grade follows the actual soil or paving surface around 
the buildings including all excavations and fills. Excluded from this 
definition are window wells serving basement rooms, the combined 
area of which do not exceed 10 percent of the floor space in the total 
basement area. 

Street Grade. The top of the curb or the top of the edge of the 
pavement or traveled way where no curb exists. 
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Guesthouse. An accessory building, or part of a principal building, without 
kitchen or cooking facilities, designed to be used by members of the family 
occupying the dwelling to which it is accessory and their guests or servants 
employed on the premises. A detached garage containing one or more rooms 
used or adopted for use as human habitation shall be considered a guesthouse. 

Hazardous Material. Any material, including any substance, waste, or 
combination thereof, which because of its quantity, concentration, or 
physical, chemical, or infectious characteristics may cause, or significantly 
contribute to, a substantial present or potential hazard to human health, 
safety, property, or the environment when improperly treated, stored, 
transported, disposed of, or otherwise managed (California Health and Safety 
Code §25117). 

Health, Safety, and Welfare Sign. See Sign Terms. 

Height. The vertical distance of the dimension measured from finished grade, 
unless otherwise specified. See Rules of Measurement. 

Home Business Sign. See Sign Terms. 

Home Occupation. Any activity carried out for gain by a resident conducted 
as an accessory use in the resident's dwelling. 

Dlegal Discharge. Any direct or indirect non-storm water discharge to the 
storm drain system, except as exempted in CMC 17.16.420 (Urban Runoff 
Water Quality and Discharge Management). 

Illicit Connection. Either: 

A. 

B. 

Any drain or conveyance, whether on the surface or subsurface, which 
allows an illegal discharge to enter the storm drain system, including 
any conveyances that allow any non-storm water discharge including 
sewage, processed wastewater, and wash water to enter the storm drain 
system and any connections to the storm drain system from indoor 
drains and sinks, regardless of whether the drain or connection had 
been previously allowed, permitted, or approved by a government 
agency; or 

Any drain or conveyance connected from a commercial or industrial 
land use to the storm drain system which has not been documented in 
plans, maps, or equivalent records and approved by the City. 

Vl-34 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Division VI- General Terms and Definitions 
Chapter lZ 70 

Impermeable Surface. A surface artificially constructed so as to prevent or 
largely inhibit the infiltration of rainwater or runoff into the natural soils or 
underlying geologic materials. 

Industrial Activity. Activities subject to National Pollutant Discharge 
Elimination System Industrial Permits as defined in 40 CFR, Section 
122.26(b) (14). 

Intensity of Use. The impacts a particular use or the use in combination with 
other uses has on its surroundings or on its demand for services and natural 
resources. Measures of intensity include but are not limited to requirements 
for water, gas, electricity, or public services ; number of automobile trips 
generated by a use ; parking demand ; number of employees on a site; hours 
of operation ; the amount of noise, light or glare generated ; the number of 
persons attracted to the site, or, in eating establishments, the number of seats. 

lnteraccessibility. 

For R-1 District. Internal access to all parts of a single-family dwelling 
such that all rooms are accessible without having to exit to the exterior 
and then re-enter through another opening and without having to pass 
through a garage. 

For Commercial Districts. The ability to move between structures on 
the same or an adjacent building site without first exiting to an open 
space. 

Kitchen. Any room or any part of a room designed, built, equipped, used, or 
intended to be used for the preparation of food and dishwashing, whether or 
not said room contains a cookstove or any other cooking appliance. A dining 
room, alcove, or similar room adjacent to or connected with a kitchen in 
which toasters, grills, percolators, and similar appliances are used shall not 
be deemed a kitchen. 

Landscaping. The planting and maintenance of trees, ground cover, shrubs, 
vines, flowers, or lawn for an aesthetic or functional purpose. 

Limited Duration. A period of time which does not exceed two weeks. 

Living Space. Any space interior to a building having a floor suitable for 
walking or standing upon and that is used or designed for use by the 
occupants of a building. 
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Loading Space. An off-street space or berth within a building or contiguous to 
a group of buildings for the temporary parking of a vehicle while loading or 
unloading merchandise or materials or people, which abuts on a street, 
service drive, alley, or other appropriate means of access. 

Liquidation Store. A business that regularly devotes more than 15 percent of 
the commercial floor area to the liquidation of manufacturers 1 or other 
retailers 1 stocks at prices represented to be lower than normal. Also called an 
Outlet Store or a Seconds Store. 

Lodging Unit. A room or combination of rooms used or intended to be used 
primarily for sleeping purposes for any consideration, whether money or 
other thing of value. 

Lot. A designated parcel of real property established by plat, subdivision, or 
as otherwise permitted by law, and indicated as a separate lot upon a Final 
Subdivision Map, parcel map, lot line adjustment map, or record of merger 
filed in the Office of the County Recorder pursuant to the provisions of the 
California Subdivision Map Act. 

Lot Area. The total area within the exterior lines of a lot excluding public 
access corridors, vehicular easements, and areas to be included in future 
street rights-of-way or other public facilities or uses established by easement, 
dedication, or ordinance. 

Lot Types. See Figure Vl-11: Lot Types. 

Comer Lot. A lot or parcel of land situated at the intersection of two or 
more streets, having an angle or intersection of not more than 
135 degrees. 

Double Frontage Lot. A lot having frontage on two nonintersecting 
streets. Each frontage from which access is permitted shall be deemed a 
front lot line for purposes of establishing front yard setbacks. Such lots 
typically do not have a rear lot line. 

Flag Lot. A lot not fronting or abutting a public roadway, where access 
to the public roadway is limited to a narrow private right-of-way. 

Interior Lot. A lot not located on a street corner and lacking a side lot 
line adjacent to a street. 
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Division VI- General Terms and Definitions 
Chapter 17. 70 

Resubdivided Corner Lots. A pair of lots each measuring 
approximately 50 feet by 80 feet formed by a 90 degree reorientation of 
an existing lot line separating two lots each measuring 40 feet by 100 
feet, one of which is located at the corner of a block. 

Lot Line Types. 

Front Lot Line. The side of a lot that abuts a public street. For corner 
lots, the shortest side fronting upon a street is considered the front of 
the lot regardless of which street is used for vehicle or pedestrian 
access. 

Interior Lot Line. A lot line not adjacent to a street. 

Rear Lot Line. The lot line that is opposite and most distant from the 
front lot line. Where no lot line is within 45 degrees of being parallel 
to the front lot line, a line 10 feet in length within the lot, parallel to 
and at the maximum possible distance from the front lot line, will be 
deemed the rear lot line for the purpose of establishing setbacks and 
measuring rear yard depth. 

Side Lot Line. Any lot lines other than front lot lines or rear lot lines. 

Figure VI-11: Lot Types 
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Lot Width. The horizontal distance between side lot lines measured along a 
line that is parallel to the front lot line and located the minimum exterior 
setback distance from the front lot line. 

Manufacturers' Outlet Store. A business that regularly devotes more than 15 
percent of the commercial floor area to the sale of merchandise, primarily 
from one or a few manufacturers, generally represented as irregular, 
discontinued, overstocked, or not considered by the manufacturer as 
disposable through normal retail channels. 

Merchandise Mart. A use involving dividing a single business premises into 
spaces for separate businesses for the purpose of retail sales, whether or not 
walls are installed to separate such spaces, and where access to two or more 
of such spaces is from interior space or a common entry from the public way. 
A merchandise mart includes such other uses as stall merchandising or 
multiple enterprise businesses, but it does not include uses wherein 
concessions or separate departments are created within one store where there 
is only one business having the appearance of one business and only one set 
of books is kept for the business. 

National Pollutant Discharge Elimination System (NPDES) Storm Water 
Discharge Permits. General, group, and individual storm water discharge 
permits that regulate facilities defined in Federal NPDES regulations in 
compliance with the Clean Water Act. These permits include General 
Construction Activity permits, General Industrial Activity permits, and 
similar permits adopted by the Central Coast Region of the California 
Regional Water Quality Control Board, and the State Water Resources 
Control Board. 

Natural Feature. Any tree, plant life, water feature, or rock outcropping. 

Non-permanent Structures. Include, but are not limited to, seating, perimeter 
fencing, vendor tents or canopies, judging stands, portable toilets, sound or 
video equipment, stages, platforms, movie or film sets, etc., which do not 
involve grading or landform alteration for installation. 

Nonconforming Building or Structure. An existing building or structure that 
was lawfully designed, erected, or structurally altered but that does not 
conform with currently applicable zoning requirements prescribed for the 
district in which it is located. 

Nonconforming Sign. See Sign Terms. 
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Nonconfonning Use. See Use, Categories Of. 

Division VI- General Terms and Definitions 
Chapter 17. 70 

Non-Stonn Water Discharge. Any discharge to the storm drain system that is 
not composed entirely of storm water. 

NPDES. National Pollutant Discharge Elimination System 

Nursing Home. Any building or portion thereof, which is not a single-family 
dwelling or hospital, wherein five or more persons are provided with food, 
lodging, and personal care by any individual, his agent or his employee for 
any sum of money or other thing of value, and who is therefore required by 
the County or the State of California to be licensed or approved for such 
service. A nursing home shall not provide care for drug addicts, mental 
patients, or alcohol addict cases. A residential care home shall be considered 
a nursing home for the purposes of this code. 

Occupancy, Change In. A discontinuance of an existing use and the 
substitution therefore of a use of a different kind or class. 

Off-Street Loading Facilities. A site or portion of a site devoted to the 
loading or unloading of motor vehicles or trailers, including loading berths, 
aisles, access drives, and landscaped areas. 

Open House Sign. See Sign Types. 

Open Space Types. See also Yard. 

Private Open Space. An open area outside a building adjoining and 
directly accessible to a dwelling unit, reserved for the exclusive use of 
residents of the dwelling unit and their guests. 

Usable Open Space. An outdoor or fenced area on the ground or on a 
roof, balcony, deck, porch, or terrace designed and accessible for 
outdoor living, recreation, pedestrian access, or landscaping, but 
excluding parking facilities, driveways, utility or service areas, or any 
required front or corner side yard, and excluding any space with a 
dimension of less than 6 feet in any direction or an area of less than 36 
square feet. 

Common Open Space. Land not individually owned or dedicated for 
public use which is designed and intended for the common use or 
enjoyment of the residents or occupants of a development. 
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Ordinary Maintenance and Repair. Any work undertaken to restore any 
deterioration of or damage to a structure or any part thereof involving no 
change to materials or design. 

Other Offices. An office use not otherwise defined as personal or health care 
services where clients visit primarily by appointment or where business is 
conducted by telephone. Specific uses include, but are not limited to, 
engineering, architectural, surveying, accounting, bookkeeping, management, 
and public relations. 

Outdoor Storage. Storage of materials, including items for sale, lease, 
processing, and repair, in an area outside an enclosed building. 

Outlet Store. See Liquidation Store. 

Parking Terms. 

Automobile Parking. Parking available to the general public for a fee. 

Parking Lots. An off-street, surfaced, ground level open area for the 
temporary storage of motor vehicles. See also Public Parking Area. 

Parking Pad. A designated space located on a building site that has 
vehicle access to a street by means of a driveway meeting minimum 
dimensional standards, which is designed and used for the parking of a 
vehicle. 

Public Parking Area. An open area other than a street used for the 
temporary parking of automobiles by the public, whether free, for 
compensation, or as an accommodation for clients or customers. 

Parking Structures. A structure or a portion thereof composed of one or 
more levels or floors used exclusively for the parking or storage of 
motor vehicles. See also Public Parking Area. 

Patio. A courtyard adjacent to or within a building typically enclosed by 
buildings, arcades, or walls. 

Pergola. A structure of parallel colonnades supporting an open roof of beams 
and crossing rafters or trellis work over which climbing plants are trained to 
grow. 
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Division VI- General Terms and Definitions 
Chapter 17. 70 

Person. An individual, a group of individuals, or an association, firm, 
partnership, corporation, or other entity, public or private. 

Personal Services. Services such as those of barber, beautician, or 
cosmetologist; interior decorator not providing upholstery or repair services 
on the premises nor providing articles for sale on the premises ; photographic 
studio ; and studios and schools of art, music, and dance. 

Place of Business. The physical location(s) within the City where the 
activities of a business are conducted. 

Pollute. Anything that causes or contributes to pollution, which may include 
paints, varnishes, and solvents; oil and other automotive fluids; 
non-hazardous liquid and solid wastes and yard wastes; refuse, rubbish, 
garbage, litter, or other discarded or abandoned objects, articles, and 
accumulations that may cause or contribute to pollution; floatables; pesticides, 
herbicides, and fertilizers; hazardous substances and wastes; sewage, fecal 
coliform and pathogens; dissolved and particulate metals; animal wastes; 
wastes and residues that result from constructing a building or structure 
(including but not limited to sediments, slurries, and concrete fines); and 
noxious or offensive matter of any kind. 

Pollution. The human-made or human-induced alteration of the quality of 
waters by waste to a degree which unreasonably affects, or has the potential 
to unreasonably affect, either the waters for beneficial uses or the facilities 
which serve these beneficial uses (California Water Code §13050). 

Porch. An exterior appendage to a building forming a roofed or covered 
approach or vestibule to a doorway. 

Porte-cochere. A vehicular passageway leading through a building into an 
interior courtyard. Also, a porch roof projecting over a driveway at the 
entrance to a building and sheltering those getting in or out of vehicles. 

Porter-Cologne Act. The Porter-Cologne Water Quality Control Act and as 
amended (California Water Code 13000 et seq.). 

Preexisting. In existence prior to the effective date of this Title. 

Preservation. The act or process of applying measures to sustain the existing 
form, integrity, and material of a building or structure or the existing form 
and vegetative cover of a site. 

Project. Any proposal for a new or changed use or for new construction, 
alteration, or enlargement of any structure, that is subject to the provisions of 
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this Title. This term also refers to any action that qualifies as a "project" as 
defined by the California Environmental Quality Act. 

Public Access Terms. 

Lateral Access. Provides for public access and use along the shoreline. 

Vertical Access. Provides access from the nearest public road to the 
shore, or perpendicular to the shore. 

Rebuilding. The act of reconstructing portions of an existing building or 
structure or making extensive repairs or modifications to an existing building 
or structure. Rebuilding includes, but is not limited to the removal or 
takedown from any building or structure of 50% or more of both the 
structural framing and cladding of exterior walls or 50% or more of both the 
structural framing and covering of the roof. 

When determining whether a building or structure is being rebuilt the 
following applies: 

A. The nonconforming portions of any wall or roof is counted as removed 
or taken down, even when retention of these portions is proposed. 

B. 

c. 

Exterior walls retained at 10 feet or less in length are counted as 
removed or taken down. 

Roof areas measuring 100 square feet or less in area are counted as 
removed or taken down. 

Reconstruction. The act or process of reproducing by new construction the 
exact form and detail of a vanished building, structure, or object, or a part 
thereof, as it appeared at a specific period of time. 

Rehabilitation. The act or process of returning a property to a state of utility 
through repair or alteration which makes possible an efficient contemporary 
use while preserving those portions or features of the property which are 
significant to its historical, architectural, and cultural values. 

Remuneration. Compensation, money, rent, or other bargained for 
consideration given in return for occupancy, possession, or use of real 
property. 
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Division VI- General Terms and Definitions 
Chapter 17. 70 

Resale control. A resale restriction placed on inclusionary units by which the 
price of such units and income of the purchaser will be restricted in order to 
assure affordability and occupancy by lower and very low income households. 

Residential Housing Types. See also Chapter 17.68: Use Classifications. 

Apartment. A room or suite of rooms, occupied or designed for 
occupancy as a separate dwelling unit, located in a building containing 
either two or more such dwelling units or containing one dwelling unit 
plus commercial or other uses in separate rooms or spaces, as m a 
mixed-use building. 

Condominium. A multiple dwelling or development contammg 
individually owned dwelling units and jointly owned and shared areas 
and facilities. 

Dwelling. A building or portion thereof which is used or designed for 
use exclusively for human habitation. 

Group Residential. Shared living quarters without separate kitchens or 
bathrooms for each room or unit, including boardinghouses, 
dormitories, and private residential clubs, but excluding guesthouses. 

Retaining Wall. A wall or similar structural device used at a grade change to 
hold the soil on the up-hillside from slumping, sliding, or falling. 

Review Authority. The individual or official City body identified by these 
regulations as having the responsibility and authority to review, and approve 
or disapprove the permit applications required by these regulations. (Code 
1975 § 1350.95). 

School, Public or Private. An institution providing education and having 
curricula comparable to that required by public schools of the State of 
California. See also Chapter 17.68: Use Classifications. 

Seconds Store. See Liquidation Store. 

Senior Citizen Housing. See Chapter 17. 68: Use Classifications. 

Sensitive Coastal Resource Area. As provided by Coastal Act Section 30116, 
those identifiable and geographically bounded land and water areas of vital 
interest and sensitivity within the Coastal Zone, including special marine and 
land habitat areas, wetlands, lagoons, and estuaries as mapped and designated 
on Figure 2 of the Local Coastal Program Land Use Plan (Land Habitat 
Sensitivity Map) and archaeological sites referenced in the California 
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Coastline and Recreation Plan or as designated by the State Historic 
Preservation Officer. 

Setback line. A line parallel to a corresponding lot line or building site 
boundary. The intervening space between a setback line and the 
corresponding lot line or building site boundary defines a required yard area 
where limits on site improvements may be established based on specific zone 
standards. See also Yard Types. 

Shrub. A bushy, woody plant, usually with several permanent stems, and 
usually not over 10 to 15 feet high at maturity. 

Sign. Any object, structure, symbol, banner, streamer, letter, number, 
emblem, logo, color, display, or light, or any combination thereof which is 
intended to or does identify, attract attention to, advertise, announce, or 
communicate information of any kind to the public. 

Sign Terms. 

Abandoned Sign. A sign that no longer applies to a business space, 
building, or site, due to lack of a valid business license, change of 
business name, or for any other reason that renders the sign not 
applicable to the premises involved. 

Appurtenant Sign. A sign incidental, appropriate, and subordinate to a 
permitted use of the lot or building upon which the sign is located. 

Banners. Temporary signs on public property announcing special events 
and conforming to standards established by policies of the City 
Council. 

Business Sign. Any interior or exterior sign which is intended to 
identify the name or portions of the business name and which Is 
viewable from any exterior area open to the public. 

Charitable Organization or Speciol Event Sign. A temporary sign for 
the purpose of announcing special or infrequently held activities by an 
organization. 

Construction Sign. A sign displayed by a contractor, subcontractor, or 
architect on a project site whenever a building permit has been issued 
for construction, alteration, or repair of a structure and when work is 
in progress on site pursuant to such permit. 
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Division W- General Terms and Definitions 
Chapter 17. 70 

Directory Sign. A collection of signs which list names of individual 
businesses located in a single building, courtyard, or property. 
Directories are located on private property at one or more entrance(s) 
facing or near the public right of way. 

Exterior Sign. A sign which is located outside a building or premises or 
on a vacant property, or painted on or attached to a door, building or 
window, which is visible from the public right-of-way or any other 
exterior area open to the public. 

Garage, Yard, Rummage, and Estate Sale Sign. A sign that advertises a 
garage, yard, rummage, or estate sale in the single-family residential 
(R-1) land use district or that advertises interior estate sales located in 
apartments or condominiums. 

Health, Safety, and Welfare Sign. A temporary sign installed to protect 
the public health, safety, and welfare. 

Home Business Sign. A sign indicating the name and use of a licensed 
home business in the single-family residential (R-1) land use district. 

Home Occupation Sign. A sign designating a licensed home occupation 
being conducted at the site. 

House Name Sign. A sign that by its very nature and wording identifies 
the specific house and takes the place of house numbers. Such a sign 
may include pictorial and decorative designs otherwise prohibited. 

Illuminated Sign. A sign which radiates light from any internal source 
or is backlit and is visible from any public right-of-way or from any 
area open to the public. 

Interior Sign. A sign located within a business premises and visible 
from the public right-of-way or from any area open to the public. 

Name Plate. A sign indicating the name of the owner or occupant of the 
premises, the name by which the residence or premises is known, or 
the profession or occupation of the owner or occupant of the premises. 

No Soliciting or No Handbills Sign. A sign indicating no soliciting or 
distribution of handbills. 

Nonconforming Sign. Any sign that existed prior to a change in the 
municipal code that prohibits such signs or any sign installed without 
approval from the City that requires approval by the City. 
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Open House Sign. An open house sign advertises that a house is open 
for view as part of the sale or exchange of the property. 

Real Estate Sign. A sign identifying that a property is for sale, lease, 
exchange, or rent. The purpose of this sign is to help owners in the sale 
of their property by providing information on the location of the 
property to potential buyers without impairing the appearance of the 
community. 

Real Estate Rider. A sign attached to a real estate sign that provides 
additional information about the sale or the property. 

Sign Area. The entire area included within the smallest rectangle that 
wholly contains the sign. Brackets or other appurtenances incorporating 
design elements that are descriptive or informative of the business use 
will be included as part of the rectangle measuring the sign area. Also 
included are vacancy or no vacancy sign riders for motel or hotel or 
inn signs. See Rules of Measurement and Chapter 17.40: Signs. 

Sign Copy. Any graphic, letter, numeral, symbol, insignia, text, 
sample, model, device, or combination thereof, that communicates 
advertising, identification, or notification. 

Sign Height. The plumb vertical distance measured from either the 
lowest grade directly beneath the sign to the lowest side, edge, or 
element of the sign (minimum height) or from the lowest grade to the 
highest side, edge, or element of the sign (maximum height). 

Temporary Sign. A sign or advertising display designed or intended to 
be displayed for a short period of time. 

Site. A lot, parcel, leasehold, or other physical location that is in a single 
ownership or under unified control. See also Building Site. 

Significant Tree. Any tree listed on the City Significant Tree List as 
maintained by the City Forester. 

Specialized Retail. A retail store selling a specialized line of merchandise not 
otherwise defined including, art and architectural supplies; candles; coins and 
stamps; gems, rocks, and stones; telescopes; and binoculars. 

Stationery Store. A retail store offering a fuli range of paper products, office 
forms and supplies, stationery, cards, pens, pencils, and writing supplies. 
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Division VI- General Terms and Definitions 
Chapter 17. 70 

Stoop. A raised platform, sometimes roofed, approached by steps and located 
at an entrance to a house. 

Storm Drain System. A publicly-owned facilities operated by the City by 
which storm water is collected or conveyed, including any roads with 
drainage systems, municipal streets, gutters, curbs, inlets, piped storm drains, 
pumping facilities, retention and detention basins, natural and human-made or 
altered drainage channels, reservoirs, and other drainage structures which are 
within the City and are not part of a publicly owned treatment works as 
defined at 40 CPR Section 122.2. 

Storm Water. Any surface flow, runoff, and drainage consisting entirely of 
water from rainstorms. 

Story. A space in a building between the upper surface of any floor and either 
the upper surface of the next floor above, or in the case of the topmost floor, 
the ceiling or roof above. Those portions of a subgrade or partially subgrade 
living space, space used for parking, underfloor space or crawl space are 
counted as a story where the finished floor above such space is 5 feet or more 
above the final grade adjacent to any exterior wall around the perimeter of the 
building. 

Within Residential Zones. Those portions of excavated space not used 
for parking, that qualify as a basement, do not count as a story. All 
portions of a garage are considered a story. See also Basement. 

Within All Commercial Zones. A basement or cellar is considered a 
story if the finished floor level directly above such basement or cellar 
is more than 5 feet above the surface of the ground adjacent to any 
portion of any exterior wall of such structure that faces on a public 
street, way, place, or park. 

Street. A vehicular accessway that affords means of access to a block or to 
abutting property, including avenue, place, way, drive, lane, road, and any 
other thoroughfare except an alley as defined in this chapter. 

Structure. A stable assembly of parts. The term "structure" includes, but is 
not limited to, any building, deck, garage, carport, arbor, fence, wall, 
stairway, road, pipe, flume, conduit, siphon, aqueduct, telephone line, and 
electrical power transmission and distribution line. 

Subgrade Spaces: Floor levels, crawl spaces, basements and similar areas 
excavated below, or partially below, existing or finished grade, whether 
finished or unfinished. 
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Subordinate Unit. See Chapter 17. 68: Use Classifications. 

Substantial Alteration. Any visual change, exterior design modification or 
addition to a building, structure, or site design, including but not limited to 
changes in architectural style or details, or changes in exterior materials, 
paving or decks that does not meet the definition of a demolition or a rebuild, 
or does not comply with adopted Design Objectives and/or Design Guidelines. 

Telecommunication Terms. 

Building-Mounted Telecommunications Facility. A facility constructed 
in two general forms, roof mounted, in which an antenna is placed on 
or above the roof, and facade-mounted, in which an antenna is mounted 
on the side of a building. Building-mounted facilities can be located on 
or inside various structures such as building roof or eave trim, church 
steeples, or other innovative locations . 

. Monopole. A facility that consists of a single pole structure erected on 
the ground to support wireless communication antennas and connecting 
appurtenances. 

Telecommunications Facility. A commercial facility that transmits or 
receives electromagnetic signals, including antennas for cellular, 
enhanced specialized mobile radio (ESMR), personal communications 
services (PCS), microwave dishes, earth stations for satellite-based 
communications, and similar facilities. 

Telecommunications Facility, Co-Located. A facility comprised of a 
single telecommunications tower or building supporting one or more 
antennas, dishes, or similar devices owned or used by more than one 
public or private entity. 

Temporary Event. An activity or use of limited duration that constitutes 
development as defined in Section 301056 of the Coastal Act and involves the 
placement of non-permanent structures or involves the exclusive use of a 
beach, parkland, filled tidelands, water, streets, or parking area which is 
otherwise open and available for general public use. 

Temporary Use. See Temporary Event. 

Terrace. An open, often paved area, at a single level and at grade, serving as 
an outdoor living area. 
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Time-Share Deimitions. 

Division VI- General Terms and Definitions 
Chapter 17. 70 

Time-Share Estate. A right of occupancy in a time-share project that is 
coupled with an estate in the real property. 

Time-Share Use. A license or contractual or membership right of 
occupancy in a time-share project which is not coupled with an estate in 
the real property. 

Time-Share Occupancy. An occupancy related to the situation wherein 
a purchaser receives the right or entitlement in perpetuity, for life, or 
for a term of years or other extended term, to the recurrent, exclusive 
use or occupancy of a lot, parcel, unit, room(s), hotel or portion 
thereof, or segment of real property, annually or on some other 
seasonal or periodic basis, for a period of time that has been or will be 
allotted from the use or occupancy periods into which the time-share 
project which is involved bas been divided. The right or entitlement to 
occupancy may attach in advance to a specific lot, parcel, unit, room(s) 
or portion of a hotel, or segment of real property, or may involve 
designation or selection of the same at a future time or times. 

Time-Share Program. Any arrangement for a project whereby the use, 
occupancy, or possession of real property has been made subject to a 
time-share estate, use or, occupancy, whereby such use, occupancy, or 
possession circulates among purchasers of the time-share intervals 
according to a fixed or floating time schedule on a periodic basis for a 
specific period of time during any given year, but not necessarily for 
consecutive years. 

Vacation Time-Sharing Project. Any real property that is subject to a 
time-share program. 

Time-Share Project. A project in which a purchaser receives the right 
in perpetuity, for life, or for a term of years, to the recurrent, 
exclusive use or occupancy of a lot, parcel, unit or, segment of real 
property, annually or on some other periodic basis, for a period of time 
that has been or will be allotted for the use or occupancy periods into 
which the project has been divided. 

Transient. A period of time less than 30 consecutive days. 

Tree Terms. 

Arbor. A shelter of shrubs and branches or of latticework intertwined 
with climbing vines. 
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Cutting. The detaching or separating from a protected tree any limb, 
branch, or root. Cutting includes pruning and trimming. 

Damage. Any action undertaken foreseeably leading to the death or 
significant permanent injury of the tree or which places the tree in a 
hazardous condition or in an irreversible state of decline. This 
includes, but is not limited to, cutting, topping, girdling, poisoning, 
vandalizing, trenching or excavating within the dripline, altering the 
grade, paving in excess of 50 percent of the dripline, excessive 
watering of oak trees, and excessive pruning. 

Drip line. The outermost edge of the tree's canopy. When depicted on a 
map, the drip line will appear as an irregular shaped circle that follows 
the contour of the tree's branches as seen from overhead, or a 
minimum of 15 times the trunk diameter, measured 4'-6" off the 
ground at DBH (Diameter Breast Height). 

Significant Tree. Trees that meet certain diameter requirements as 
specified in Chapter 17.48: Tree and Shrub, of this title. 

Tree. A woody perennial plant, usually with one main stem or trunk 
and many-branched. It may appear to have several stems or trunks, as 
in certain varieties of oak. It is usually over 10 feet high at maturity. 

Trellis. A frame supporting open latticework used as a screen or a support for 
growing vines or plants. 

Underfloor Area. A space not counted as floor area located between existing 
or finished grade and the finished floor level of the first floor. 

Use, Categories of. 

Allowed Use. Any use specified within the zoning district regulations. 
Allowed uses may be either permitted within a zone or may require 
approval of a conditional use permit. 

Permitted Use. Any use that is specified within the zoning district 
regulations, that does not require a conditional use permit. 

Conditionally Permitted Use. Any use specified within the zoning 
district regulations as requiring a conditional use permit prior to 
establishment of the use. 
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Division VI- General Tenns and Definitions 
Chapter 17. 70 

Nonconforming Use. Any use that existed prior to a change in the 
municipal code that prohibits such use, or any use operating without a 
conditional use permit that existed prior to change in the municipal 
code that requires approval of a conditional use permit for such use. 

Use, Change of. Any modification initiated by, or reasonable under the 
control of the operator of a use that: 

A. Alters or has the potential to alter the impact of the use on the 
community; 

B. 

c. 

Violates one or more of the conditions attached to a conditional use 
permit; 

Negates or contradicts a finding related to approval of a conditional use 
permit; 

D. Alters the size, capacity or cubical content of a use; 

E. Alters the categorization of the use, as defined within the municipal 
code or as defined on the business license. 

Veranda. A large, open porch, usually roofed and partly enclosed by a railing 
or by support posts, often extending across the front and sides of a house. 

Visible. Capable of being seen (whether or not legible) by a person of normal 
height and visual acuity walking or driving on a public road. 

Wall Cladding. All exterior materials of a building, including wall surfaces, 
windows, doors, chimneys, etc. See also Rebuilding and Substantial 
Alteration. 

Waters of the United States. Surface watercourses and water bodies as 
defined at 40 CFR 122.2 including all natural waterways and definite 
channels and depressions in the earth that may carry water, even though such 
waterways may carry water only during rains and storms and may not carry 
storm water at and during all times and seasons. 

Window Types. 

Bay Window. A window or series of windows projecting from the outer 
wall of a building and forming a recess within. A bay window typically 
runs to the floor of the room it serves and adds floor area. 
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Oriel Window. A window that projects 18 inches or less from an 
exterior wall and is elevated at least 18 inches above the finished floor 
to create a bench or shelf within the· room it serves. An oriel window 
does not add floor area. 

Window Well. A soil-retaining structure exterior to a building, located at a 
window having a sill height lower than the adjacent ground elevation. 

Yard. An unoccupied space on a building site, unoccupied and unobstructed 
by structures from the ground upward. Required yard dimensions shall be 
measured between the property line of the building site and that part of the 
building or structure nearest to the property line. 

Figure VI-m: Window Types 

Oriel Window 

Yard Types. See Rules of Measurement. 

Yard, Front. A required open space extending across the front of a 
building site bounded by the front property line, the side property 
lines, and the front setback line as required by the Zoning Code. 

Yard, Rear. A required open space extending across the rear of a 
building site bounded by the rear property line, the side property lines, 
and the rear setback line as required by the Zoning Code. 

Yard, Side. A required open space extending along each side property 
line of a building site bounded by the required front and rear setback 
lines and the required side setback line. 
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Shoreline Management Plan Introduction 

1 INTRODUCTION: A Shoreline To Be Managed 

To some, the concept of managing Carmel's shoreline may seem, at first, an 
impossible task. So many of its characteristic features appear to be out of our 
control: sparkling white sands that disappear and re-appear each year, ancient 
dunes, bluffs, rocky promontories, and decades-old Monterey cypress that are 
exposed to erosion from wind and wave, a vast and powerful ocean whose sea 
level appears to be on the rise, and intense winter storms generated by weather 
patterns that seem to be less predictable than in the past. 

Photo 1 - The Carmel Shoreline 

Yet, in the face ofthese powerful forces, the City of Carmel-by-the-Sea has shown 
that it is possible to maintain, protect, and even enhance its shoreline. Over the 
past half century, the City has embarked on a series of projects and programs that 
have: 

• helped protect Carmel's coastal dunes, bluffs, and Scenic Road 
(including its infrastructure and houses) from erosion; 

• provided and maintained ample horizontal and vertical shoreline access; 
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• maintained a landscape of native drought-tolerant and "natural-looking": 
plants that protect the dunes and upper bluffs; and most important; and 

• provided for the health, safety, and welfare of the residents and visitors 
who enjoy the City's shoreline. 

1.1 MANAGEMENT OF THE CARMEL SHORELINE 

1.1.1 City Departments. Commissions. Task Forces 

For many years, management of Carmel's shoreline was the responsibility of its 
Department of Public Works. In 1988, the City created a separate Forestry and 
Beach Department that shared some of the beach maintenance responsibilities with 
Public Works. Then, in 1995, Forestry and Beach became the Department of 
Forest, Parks, and Beach, a name that more accurately reflected its mission. 

Even now, responsibilities along Carmel's shoreline are still shared between the I 
Public Works and Forest, Parks, and Beach Departments. The two departments 
work cooperatively on issues affecting the Carmel shoreline. They are both housed. 
in the same building (on Junipero A venue), and there is extensive formal and 1 

informal dialogue between the leadership of the two departments. Regular J 

maintenance along the Beach Bluff Pathway, litter and trash pick-up from the 
1 

Pathway and beach areas, maintenance of trees, landscape plants, Pathway 
irrigation system, beach access stairways, and restroom facilities are all performed 
by personnel from the Forest, Parks, and Beach Department or by City contractors.

1

. 

Maintenance and repairs of shoreline walls and revetments, beach access stairways 
and ramps, the Beach Bluff Pathway, storm drains, Scenic Road, and other I 
structures, are the responsibility of the Department ofPublic Works. 

The City's Forest and Beach Commission also deals with issues affecting the 
coastline. Members of this advisory group are appointed by the Carmel City ; 
Council. As with the department it advises, the Forest and Beach Commission I 
grew out ofthe Forestry Commission in 1988. 

On at least two occasions, the City Council has appointed task forces to deal with 
specific issues related to Carmel's shore. In response to the extraordinary damage 
to the City's beach bluffs and shoreline structures caused by the devastating 
1982/83 El Niiio storms, the Carmel Beach Rehabilitation Task Force was created 
in 1983. It worked with City staff and consultants to oversee structural repairs 
during Phase I of the Carmel Beach Rehabilitation Project. From 1984 through 
1988, this Task Force assisted in Phase II: the planning and development of the 
Carmel Beach Bluff Pathway project. 
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Shoreline Management Plan Introduction 

Then, in 1996, the City Council created the Carmel Beach Master Plan Task 
Force. This group worked with City staff and produced the Beach Master Plan, 
which was approved by the City Council in 2000. 

1.1.2 Previous Carmel Shoreline Management Documents 

Over the years, three documents have provided information and direction for 
management of the Carmel shoreline: 

Beach Bluff Pathway Landscape Plan 

Between 1985 and 1988, the Carmel Beach Rehabilitation Task Force and 
landscape architects Royston, Hanamoto, Alley, and Abey (RHAA) of Mill 
Valley, California, developed the landscape design plan for the Carmel Beach 
Bluff Pathway.1 Plants utilized in the design were chosen because they "fit" 
well with the Carmel shoreline environment; these native or "native-like" 
plants could thrive when exposed to salty air, coastal winds, and limited 
water.2 This landscape plan and its accompanying plant list were approved by 
Carmel's Forestry Commission, Planning Commission, and City Council, as 
well as the California Coastal Commission. The plan provides the framework 
for the City's current shoreline landscape. Approval of coastal permits for 
some of Carmel's recent shoreline projects has been based, in part, on 
conditions specifying that the City continue to follow the RHAA landscape 
plan. 

Shoreline Emergency Action Response Plan 

In 1989, coastal biologist David Shonman and Assistant City Administrator 
Greg D'Ambrosio developed emergency response guidelines for dealing with 
damage to Carmel's beach and bluff. The Shoreline Emergency Action 
Response Plan was written primarily in the form of worksheets, describing 
procedures for shoreline monitoring and erosion repair. Carmel's Beach 
Master Plan, described below, recommends that the City: 

"Continue the implementation of the BEACH EMERGENCY 
ACTION RESPONSE PLAN3 

••• to minimize the dangers to public 

1 The Carmel Beach Bluff Pathway is detailed in the project EIR (City of Carmel-by-the-Sea. 
1986. Carmel Beach Restoration Phase II Final EIR). The project's landscape plans are on file 
with the City Forester. 
2 The Task Force and landscape architects also chose plants whose leaves and flowers were 
"subdued" in color, to better match existing native coastal plants. 
3 The Beach Emergency Action Response Plan is now called the Shoreline Emergency Action 
Response Plan 
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safety and facilities that may be caused by winter storms or other 
natural disasters. "4 

Beach Master Plan 

The Beach Master Plan was the City's first planning document to establish · 
goals, objectives, and policies for the Carmel shoreline. This Plan was 
developed by the Beach Master Plan Task Force and amended by the Carmel 
Planning Commission and City Council. The Beach Master Plan was approved 
by the City Council in September 2000. 

Each of these documents deals with some aspect of managing Carmel's shoreline, 
but no one document constitutes a complete management manual. The RHAA 
design plan, written more than a decade ago, has not been assiduously followed by 
the City. Many of the plants recommended in this City-approved landscape design 
have since been replaced by other species, for reasons that have never been : 
documented. The Beach Master Plan omits mention of the numerous seawalls and 
revetments that line and support the beach bluffs. The Shoreline Emergency Action 
Response Plan only deals with conditions that might be encountered along the 
shoreline south of Eighth Avenue. None of these plans provides guidance 
regarding the level of action along the shoreline that will require review by City 
planners in order to conform to the Carmel LCP and State coastal law. Finally, 
none of these plans serves as a practical document that City staff can use for 
managing the shoreline. 

In 200 I, the City received approval from the California Coastal Commission to 
repair its shoreline damaged during the 1997/98 El Nifi.o storms.5 One of the 
conditions of permit approval was that the City prepare a "comprehensive 
shoreline management plan." 

1.1.3 Carmel Shoreline Management Plan 

This Carmel Shoreline Management Plan (SMP) is a response to the Coastal 
Commission's 2001 directive. It also responds to concerns expressed by City staff 
and consultants regarding the need to consolidate prior documents into a single 
useable plan. 

4 City of Carmel-by-the-Sea. Beach Master Plan, section (VI)(E)(OM-4). Sept. 2000. 
5 The permit was for the "Carmel Bluff and Beach Access Improvement Project" (Coastal 
Development Permit# 3-00-140), approved on April 13, 2001. 
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Shoreline Management Plan Introduction · 

The Shoreline Management Plan is an appendix to the Carmel Local Coastal 
Program's Implementation Plan. It replaces the Carmel Beach Master Plan, while 
incorporating its Goals, Objectives, and Policies. It utilizes principles that guided 
the original Beach Bluff Pathway landscape design. It also incorporates and 
updates the Shoreline Emergency Action Response Plan, bringing it into 
compliance with the City's Local Coastal Program and the California Coastal Act. 

The Shoreline Management Plan is a comprehensive document that will guide 
future management of the City's shoreline area, including its beaches, dunes, 
bluffs, landscape, and associated infrastructure. Periodically, it will be updated to 
reflect new ordinances, policies, plans, and information necessary for optimal 
management of the City's shoreline. Pertinent information from the upcopting Del 
Mar and North Dunes Master Plan will be added to the Shoreline Management 
Plan upon adoption. 

1.2 A WORD ABOUT WORDS 

This management plan dea~s with Carmel's beach, dunes, bluffs and bluff tops, 
Ocean Avenue, Del Mar, Scenic Road, adjacent streets, and pedestrian access/ 
drainageways. In the past, the City, its departments, commissions, task forces, 
documents, reports, and plans, all have used the word "beach" to refer to 
different parts of Carmel's coast. Sometimes "beach" has actually meant 
Carmel's sandy beach, but other times, it has referred to portions of the City's 
coastline, including its dunes, bluffs, and surrounding areas. In this management 
plan, "beach" specifically refers to the portions of Carmel's shoreline where sand 
is naturally deposited by wave action. "Dunes" refers to areas of wind-blown 
sand, especially landward of the beach. When referring to Carmel's coastal area 
in general, this management plan uses the words "coast" "shore" and 
"shoreline. " 

Carmel-by-the-Sea 
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Shoreline Management Plan The Carmel Shoreline 

2 THE CARMEL SHORELINE 

The Cannel shoreline is situated mid-point along the coast of Cannel Bay. It 
consists of a broad white beach that is backed by steep coastal bluffs in the far 
northern and southern reaches and by gently sloping dunes in the remaining 
portions. 

Cannel's shoreline is the most dynamic of all the City's public lands. Portions of 
the coastline are in a state of almost constant change: the amount of sand on its 
beach, the shape of its dunes, the location of its coastal bluff edge and its waterline 
-each may fluctuate yearly, seasonally, daily, or even hourly. The natural forces 
that alter the Cannel shoreline also have a direct consequence on City facilities 
and visitor-serving amenities, on Scenic Road and its infrastructure, and on nearby 
private homes. The geologic, oceanographic, and meteorologic forces that have 
shaped, and continue to shape, Cannel's shoreline are described in detail by 
Simpson (1972t and Johnson (1984).7 This section of the Carmel Shoreline 
Management Plan provides an up-to-date summary of what is currently 
understood about the Carmel shoreline. 8 

2.1 CARMEL BAY 

Cannel Bay is a 2.8 mile-wide open bay that is protected by the granitic headlands 
of Pescadero Point in the north and Point Lobos in the south (Fig. 1 ). The Bay is 
divided into two smaller cells, separated by Cannel Point in the middle. The City 
of Cannel's shoreline is located in the northern cell;9 the southern cell10 contains 
Cannel River Beach and San Jose Creek Beach ("Monastery Beach").11 Though 
the two cells appear nearly contiguous, their physical features differ in important 

6 Simpson, John Page 111.1972. The Geology of Carmel Bay, California. Unpublished M.S. Thesis. 
Naval Postgraduate School, Monterey, California. (Document on file in the "Carmel Beach 
Document Collection" at the Carmel-by-the-Sea City Hall.) 
7 Johnson, Rogers E. and Associates. 1984. Carmel Beach Coastal Erosion. Phase I. Final 
Report. Unpublished report. (Document on file in the "Carmel Beach Document Collection" at the 
Carmel-by-the-Sea City Hall.) 
8 An in-depth discussion of the oceanographic forces that impact the Carmel shoreline appears in 
Appendix 9.1. 
9 Called "Northern Carmel Bay" in Storlazzi and Field (2000) 
1° Called "Southern Carmel Bay" in Storlazzi and Field (2000) 
11 Both Carmel River Beach and San Jose Beach are part of the Carmel River State Beach. 
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Shoreline Management Plan The Carmel Shoreline 

ways. The northern cell is served by a single small seasonal watercourse, 
Pescadero Creek. The southern cell is also served by a small seasonal creek (San 
Jose Creek), but is dominated by the Carmel River, which delivers substantial 
amounts of sediment into Carmel Bay during late fall, winter, and early spring. 

The southern cell is deeply etched by the Carmel Submarine Canyon, 12 which is an 
offshoot of the Monterey Submarine Canyon. The head of the Carmel Canyon 
begins just offshore of Monastery Beach, then quickly reaches a depth of 300 feet 
within a quarter-mile of shore. Both the Carmel River and the Carmel Canyon 
have significant impacts on the Bay's southern cell but do not appear to have a 
noticeable impact on the Carmel shoreline in the northern cell. 

2.2 CARMEL BEACH 

Carmel Beach is recognized as one of the world's most beautiful public beaches. It 
is a crescent-shaped pocket beach that extends from the upper portion of Carmel 
Point (sometimes referred to as Abalone Point) about one and one-quarter miles 
northward to Pescadero Canyon. 

Like beaches everywhere, Carmel's beach is subject to periodic changes. 
Successful management of Carmel Beach requires an understanding of the 
dynamic processes that are responsible for these changes. 

2.2.1 Beach Processes 

Beaches are composed of any available material, of sufficient size and 
composition, which can be deposited on the shore by ocean waves. Throughout the 
world, beaches are made from a wide variety of materials: broken coral, mollusk 
shells, foraminifera tests (the shells of single-celled amoeba-like organisms), and 
rocks of various sizes, from boulders to cobbles to sand grains. As beach material 
varies in composition, it also varies in color, from the pink beaches of Bermuda 
(foraminifera) to the black beaches ofHawaii and Shelter Cove, California (eroded 
volcanic rock) to the tan sands of Monterey Bay and Big Sur to the sparkling 
white sands of Carmel. 

Typical Beach Formation 

Carmel's white sand beach is formed by processes that differ somewhat from 
those that generate most typical California beaches. Sands on those beaches are 

12 The Carmel Submarine Canyon is also referred to as the "Carmel Canyon" or the "Carmel 
Offshore Canyon." 
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produced by the erosion of inland mountains, hills, and fields. Erosion I 
produces sediment that is carried by streams and rivers out to the ocean where I· 

it is sorted and distributed along the shore by wave action. The color and 1 

texture of these beaches results from the materials that have been discharged 1 
by local rivers, not just during present times, but throughout past millennia. ' 

Once sediment has reached the coast, it is usually acted upon by two different : 
transport mechanisms. The first, "littoral drift," is a natural process that moves I 
sediment either upcoast or down coast, depending on the angle at which waves : 
strike the shoreline. These waves produce a current ("longshore current") that 
transports sand along the shore, parallel to the beach. Sediment carried by this 
current can often be seen to pile up on one side of a coastal structure (e.g. a i 

rock jetty). Along the Pacific Coast, littoral drift usually moves sediment : 
southward, though during winter storms, the direction may be reversed. 

I 
The second mechanism is the onshore/offshore sand cycle, an annual process : 
that typically deposits sand onto a beach during summer months and then ! 
moves that sand off the beach during winter. This occurs because waves that . 
usually reach the shore during summer are "constructive" waves: low energy 1 

waves that pick up subtidal sand and deposit it onto the beach. Waves that. 
reach the shore during winter, however, are usually "destructive" waves: high I 
energy, steep waves that strike the shore with tremendous force, scouring sand I 
from the beach. At many locations, this sand is deposited onto offshore sand , 
bars, where it can then be re-deposited back on the beach by future summer · 
waves. 13 

Within a coastal cell, sand will continue to be moved by the longshore current 
! 

until: 
i 
! 

• it is moved onto the land via the onshore/offshore sand cycle. There, it 1
1
1
. 

might either be blown farther landward by onshore winds, or returned to ' 
the ocean (and the longshore transport) by shoreline erosion; or : 

• it is moved by powerful storm waves into deeper water, where it will 1 

remain out of reach of the longshore transport. In some areas, sand may : 
be transported down into a coastal submarine canyon, from which it will '; 
not likely return to the shoreline without global tectonic changes. I 

13 There are exceptions to this pattern. Summer storms can generate destructive waves, and 
benign winter conditions can create constructive waves, but these are unusual seasonal 
variations. 
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Shoreline Management Plan The Carmel Shoreline 

Carmel Beach Formation 

The model described above, so typical of most California beaches, does not 
apply to Carmel Beach. Most importantly, the City's beach is not significantly 
affected by river discharge. Sediment from the Salinas River, the largest river 
north of Carmel, does not appear to be transported around the Monterey 
Peninsula.14 Pescadero Creek, at the north end of Carmel Beach, does 
discharge sediment into the bay at Carmel Beach, but its impact appears to be 
minimal. The Carmel River, whose mouth is located approximately one mile 
south of Carmel, releases plumes of sediment that are sometimes transported 
northward during winter storm periods. Griffm (1969)15 concluded that only a 
very minor quantity of Carmel Beach sands (located closest to Carmel Point) 
might be derived from Carmel River's winter sediment discharges. 

There is also no evidence that sand on Carmel Beach is affected by littoral 
drift. Johnson (1984) characterized Carmel Beach as a pocket beach that is 
"unusual because there is no significant littoral drift supplying sand from 
upcoast, or downcoast, in contrast to many other California beaches." Griffm 
(1969) describes Carmel Beach as being "effectively isolated ... by Arrowhead 
and Carmel Points." 

Carmel Beach's white sand is composed primarily of medium-sized grains of 
quartz and feldspar (Johnson, 1984). These minerals are characteristic of the 
granodioritic headlands and offshore rocks found at the western end of the 
Monterey Peninsula (e.g. Cypress Point, Pescadero Point, and Arrowhead 
Point). Geologists and oceanographers have concluded that gradual erosion of 
these rocky features by direct wave action is the source of Carmel Beach sand. 

Once created, 16 these grains are moved onto and off of Carmel Beach by the 
annual onshore/offshore sand cycle. Each year, winter storm waves remove 
large volumes of sand from Carmel's beach. By the following summer, sand 
levels appear to return to their "normal" condition. During severe winters, 
substantial volumes of sand are removed from the beach, exposing large 
underlying rock formations. However, within a year or two, the beach usually 
appears to rega-in its normal sand level. 

14 Cooper, W.S. 1967. Coastal Dunes of California. Geological Society of America Memoir 104. 
131p. 
15 Griffin, Paul Adolph.1969. Heavy Mineral Investigation of Carmel Bay Beach Sands. 
Unpublished M.S. Thesis. Naval Postgraduate School, Monterey, California. 
16 There have been no studies that describe precisely how these grains are moved laterally within 
Camel Bay's northern cell. Bascom ( 1946) states that "sand movement (off Carmel Beach) 
seems to be local and within the rocky reef which lies about 1200 feet offshore" (cited by 
Johnson, 1984) 
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2.2.2 Carmel Sand 

For most people, it is this sparkling white sand that best characterizes Carmel 
Beach. The fine white sand has provided the backdrop for many memorable 
beach-going experiences and photographs. These special sand grains are also one 
of the most important factors in protecting the Carmel coast from erosion. They 
represent the first line of defense against the onslaught of wave attack. 

Unfortunately, much about Carmel's vital beach sand still remains unknown. How 
much new sand is created every year? How much sand is stored in offshore sand 
bars? How much sand has been moved out-of-reach of "constructive" waves? Has 
the volume of sand on Carmel Beach changed over the years - has it increased? 
Decreased? How has it been affected by City activities like seawall construction 
and sand redistribution? The answers to these questions could play a critical role 
in the City's response to future shoreline erosion (see Sec. 6.2). 

---~ ...,.- -- ~·-

- ·r·· 1-
-~-~---·.4; ~~ ... "-~ ... .,.,.,..---

~-·· ...-. . ' .. _..;;:.-··-·· 

5#=~'>· .. :--

Photo 2- Sand Scour and Exposed Outcrops on Carmel Beach North of Twelfth 
Avenue 

2.2.3 Beach Berm and Water Ponding 

During the spring and early summer, natural beach-building processes lead to the 
creation of a wide sand berm that runs along the beach. Behind the berm, beach 
sand is at a lower level. During any season when periods of high tide occur, wave 
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Shoreline Management Plan The Carmel Shoreline 

run-up may overtop the sand berm and create ponds of seawater landward of the 
berm. At some locations, the ponded water can cut off access to and from the 
City's stairways. 

During fall and early winter, heavy rains and storm-water runoff can also create 
beach ponds behind the berm. This also can have a detrimental effect on access. 

Ponded water can also despoil Carmel's beach environment by creating a debris 
field, by depositing silt/mud in the pond's still water, or by harboring animal 
wastes that could make the ponds a health hazard. 

Photo 3 -Sand Berm and Ponded Water 

2.2.4 Human Impacts 

Carmel Beach is one of the most frequently visited beaches in central California, 
and is greatly affected by human activities. Trash and garbage, littered by beach
visitors, along with storm water debris, all degrade the natural beach environment. 
Other material, such as coals from beach fires 17 and mud discharged from storm 
water outfalls (or left over from ponded water) discolor Carmel's signature white 
sand. These affect only limited areas and are usually remedied by the beach's 
annual sand cycle that deposits clean, sorted white beach sand every spring. 

17 Carmel allows fires on its beach, but their location (south of Tenth Avenue and seaward of the 
high tide line) and size are regulated by City ordinance: Carmel Municipal Code Section 8.32.160 
(1995). 
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The City's annual sand redistribution program has a substantial impact on Carmel 
Beach. This procedure, discussed in more detail in Section 5, involves bulldozing 
sand from the lower beach to the upper beach. This task enables the City to 
compensate for sand that will be pushed downslope by summer beach visitors and 
covers unsightly and potentially dangerous shoreline revetments. Carmel's sand 
redistribution program expands and improves the public's access to Carmel Beach. 
The operation usually takes place during late spring/early summer and has been 
conducted for more than 30 years. 

Since 1958, the City has built seawalls and installed engineered rock revetments at 
several sites along its shore. Hard shoreline protection structures have long been 
associated with the loss of beach sand from adjacent areas along other shorelines.

1

1 

Such impacts have not yet been documented at Carmel Beach. Carmel's seawalls 
and shoreline. revetments, as well as their possible impacts, are discussed more 
fully in Section 6. 

2.3 CARMEL BEACH BLUFFS 

Coastal bluffs, rocky promontories, and coves are found at the northern .end and 1 

throughout the southern half of Carmel Beach. These beach bluffs consist of
1 

sandstone bedrock overlain by deposits of siltstone and claystone, and then 
covered by an upper layer of partially cemented ("semi-consolidated") terrace 
deposits. In the north, the terrace deposits are covered with dunes of uncemented 
("unconsolidated") fme-grained, wind-blown sand. 

The composition of these materials is a critical factor in determining how' 
Carmel's bluffs will respond to erosive forces. Along the shore, sandstone 
provides the most resistance to erosion. Siltstone, claystone, and the terrace 
deposits are respectively less resistant. Finally, the unconsolidated dune sands are 
the most vulnerable; they are even susceptible to wind ("subaerial") erosion. 

Another important factor is the structure of Carmel's shoreline bedrock. 
According to Johnson (1984), this bedrock "has been folded, fractured, and faulted 
due to tectonic forces that have influenced the geology of the area for millions of 
years. Faults and joints in the bedrock have affected the rates of erosion and, as a 
consequence, the shape of the coastline." The Cypress Point Fault, which may be 
inactive, cuts across Carmel Bay from the northwest (at Pescadero Point) to the 
southeast (at Abalone Point). On the shore, Johnson describes two "strong sets of 
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Shoreline Management Plan The Carmel Shoreline 

fractures" that have allowed surf erosion to "selectively attack" specific points 
along Carmel's southern shore.18 

2.3.1 Human Impacts 

Along Cannel's shoreline bluff tops, south of Eighth A venue, the City created a 
pedestrian pathway. Completed in 1988, the Beach B1uffPathway provides a safe 
place for people to walk, while enjoying unmatched coastal scenery. This 
meandering path, built alongside Scenic Road, leads beach visitors to all beach 
access stairways and sand ramps located between Eighth Avenue and Martin way. 
The Pathway is discussed in greater detail in Section 3. 

Since the 1930s, the City has built a series of beach access stairways to enable 
people to traverse from the bluff top to Cannel Beach. As described in Section 3, 
these stairways allow people to travel safely up and down the steep bluffs without 
damaging their fragile vegetation. Foot traffic on Carmel's beach bluffs leads to 
severe erosion, is unsafe, unsightly, and violates City ordinances.19 A number of 
techniques are used to discourage bluff-cutting, including guardrails, plantings, 
boulders, driftwood log barriers and informative signs. 

Nearly all of Carmel's shoreline bluffs south of Eighth Avenue are protected by 
seawalls, retaining walls, and engineered revetments. Beginning in the 1930's, the 
City has used these armored structures in response to severe erosion caused by 
winter storm waves. 2° Carmel's shoreline walls and revetments are discussed in 
more detail in Section 6. 

Over the years, the City has added significant amounts of fill material to Carmel's 
coastal bluffs. For many years, this fill consisted of sand, dirt, dead vegetation, 
rocks, concrete, and other material. During the past two decades, the City has 
limited its use of fill material to "clean fill" from Carmel area soils. At some 
locations, vegetative fill material has decomposed, creating hollows just under the 
surface. These areas may present a potential safety hazard for anyone who walks 
on the beach bluffs, from City personnel who do so in performance of their duty, 
to citizens who do so in violation of posted City ordinances. 

2.3.2 Wildlife 

Some portions of the City's coastal bluff tops have been weakened by the actions 
of California ground squirrels21 (Spermophilus beecheyi). These rodents are 

18 Examples of this are the Thirteenth Avenue Cove and sites north of the Santa Lucia stairway. 
19 Carmel Municipal Code Section 12.32.1658. 
20 William Askew, Jr., personal communication, 2003. 
21 Also called "Beechey Ground squirrels" 
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! 

commonly found throughout most of California. Over the past 20 years, ground 1 

squirrels have become a nuisance in many parts of the Monterey Peninsula, 1 
including Carmel's shoreline bluffs. They eat a wide variety of plant parts, i 
including leaves, stems, seeds, fruit and nuts. They have also been known to eat I 
bird eggs and gnaw on plastic sprinkler heads, as well as a surprising variety of I 
other objects. ·· 

Ground squirrels also cause damage to Carmel's coastal bluffs by digging 
extensive systems of burrows; some may extend as long 20 feet. In many areas 
(i.e. near Del Mar, Tenth, Twelfth to Thirteenth, and Santa Lucia Avenues), 
burrows are causing undermining, and could even result in collapse of the bluffs .. 
Ground squirrels are also known carriers of several diseases, including bubonic ! 

' plague. I 

The recent growth of Carmel's ground squirrel population has been mainly I 
attributed to visitor feedinB. These "cute" squirrels are not shy, and can often be . 
seen "begging" for food. This has led to a larger population than available ! 
natural resources can support, making these rodents susceptible to the spread of 1 

disease. Control of ground squirrel populations is discussed in more detail in · 
Section 8. I 

' 

2.4 CARMEL DUNES 

The City of Carmel was originally founded on an extensive dune field (Cooper, l 
1967). Carmel's dunes are built from sand that was transported by wind action I' 

from the beach. These wind-blown sands have similar composition, but are [mer
grained than the Carmel Beach sands.23 Today, only two remnant sand dune areas , 
still exist: the Del Mar Dunes and the North Dunes. These dunes were described , 
by Jones and Stokes Associates, Inc. (199~).24 Both dune areas, along with the 
Ocean A venue/Del Mar parking lot, have been identified as a future Master Plan I 
Area, and will soon be the subject of more extensive study ("Del Mar and North i 
Dunes Master Plan"). 1 

22 The areas along the Carmel shoreline where the ground squirrel problem is most prevalent are 
also the most popular areas for picnics and transient visitors. 
23 It is reasonable to assume that portions of these dunes were formed during a prior glacial 
r,eriod, when sea level was lower. 

4 Jones and Stokes Associates, Inc. 1995. Final Results of the Environmentally Sensitive Habitat 
Area Study Conducted for the City of Carmel-by-the-Sea. Unpublished report. 
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2.4.1 North Dunes 

Cannel's largest stretch of dunes is the North Dunes. This is a 4- 5 acre tract of 
substantially disturbed dunes bordered by Fourth, North San Antonio, and Ocean 
A venues. This extensive area is the site of past development, including: 

• a public restroom and four sand volleyball courts (near the west end of 
Ocean A venue); 

• two storm water outfalls and underground storm water drainage pipes; and 
• a private housing development - "Sand and Sea" (near the intersection of 

Fourth and San Antonio A venues). 

The North Dunes are host to some exotic, invasive vegetation, but also include 
significant areas of native California dune plants, including one species protected 
by state and federal laws (described in Sec. 4 ). 

2.4.2 Del Mar Dunes 

The Del Mar dunes are a thin stretch of disturbed coastal sand dunes, extending 
from the end of Eighth A venue north to the foot of the Ocean A venue/Del Mar 
parking lot. The eastern boundary of these dunes is defmed by the Ocean 
A venue/Del Mar parking lot and by a line of private homes. 

These dunes are physically and biologically disturbed. Erosion by high-energy 
waves occurred during the 1982/83 El Niiio winter storms. In 1983, engineered 
revetments were installed beneath the Ocean A venue storm water outfall, and 
seaward of the Eighth A venue outfall and stairway. Foil owing installation, the 
City restored the Del Mar dunes to their original size. 25 The seaward edge of the 
Del Mar Dunes is maintained during the City's sand redistribution operations. 

The dunes' natural community is also significantly disturbed; it is vegetated 
primarily with exotic, invasive species (described in Sec. 4 ). This area provides an 
opportunity for habitat restoration consistent with sections 30240(b) and 30251 of 
the Coastal Act. This issue will be studied in conjunction with public access 
opportunities in the Del Mar and North Dunes Master Plan process. 

25 Major portions of these revetments have remained buried since their installation in 1983. 
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2.5 MANAGEMENT POLICIES26 

• Pursue scientific studies that document physical processes occurring 
at Carmel Beach (e.g. sediment transport, sand bar dynamics and 
influences from the Carmel Offshore Canyon). Seek funding for · 
such studies from governmental agencies. (P5-1) 

26 All Management Policies in this Carmel Shoreline Management Plan are statements of the 
Goals, Objectives, and Policies established in the City's Coastal Land Use Plan (approved June 
2003) (adopted by the Carmel City Council on 2 June 2003; certified by California Coastal 
Commission on 17 July 2003). 
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3 ACCESS TO THE CARMEL SHORELINE 

The white sand beaches, rocky promontories, and breathtaking vistas make the 
Cannel coast one of the most popular destinations in central California The City 
of Carmel's shoreline is a 22.5-acre public park that is used by both visitors and 
residents alike. It is served by an extensive public access system that includes 
roadways, parking areas, pedestrian pathways, beach access stairs, sand ramps, 
and bus service. 27 

3.1 VEHICLE ACCESS TO CARMEL'S SHORELINE 

Many residents and visitors use vehicles for travel to Carmel's shore. Some drive 
along Scenic Road and enjoy the view. Others park to watch the ocean from their 
vehicle. Most seek a convenient parking space and walk along the Pathway or 
down to the beach. 

Travel on the Ocean A venue/Del Mar parking lot loop and Scenic Road is open to 
all vehicles other than buses and large trucks, but the City prohibits parking of 
over-sized vehicles on roads near the Carmel shoreline.28 

3.1.1 Ocean Avenue I Del Mar and North Dunes 

The primary access to Carmel Beach is located at the lower end of the City's main 
street, Ocean A venue. This is one of the few places within the City limits where 
the upper beach rises to meet street level. 29 Here, Ocean A venue intersects with 
Del Mar, a street easement that has been abandoned and modified into a beach 
access parking lot. 

The Ocean Avenue/Del Mar parking lot is primarily used by day-visitors to the 
City (Fig. 2). Parking spaces here allow convenient access right up to the edge of 
the sand, and to the City's main beach restroom facilities. 

27 Monterey-Salinas Transit (MST) currently brings bus passengers within two short blocks of the 
shoreline. 
28 This prohibition applies to any vehicle that exceeds 12,000 pounds gross weight, or 20 feet in 
overall length (including bumpers), or seven and one-half feet in height at its highest point. These 
vehicles can stop when "engaged in the loading or unloading of passengers or goods as may 
otherwise be permitted by law." Carmel Municipal Code, section 10.32.080G. 
29 This condition is maintained through the City's annual sand redistribution program. 
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This lot contains spaces for 122 vehicles; four of the spaces near the City's main 
beach restroom are sized and marked for disabled parking. The roadway here is 
narrow, and movement of over-size vehicles can be difficult, especially when the 
parking lot at Del Mar is full. 

People visiting the North Dunes can use available parking either in the Ocean 
Avenue/Del Mar parking lot, or along the west side ofNorth San Antonio Avenue 
between Ocean Avenue and the "Sand and Sea" development (near Fourth 
A venue), which has room for ten vehicles. 

3.1.2 Scenic Road 

Scenic Road is a street that truly lives up to its name. The portion that stretches 
between Ocean and Eighth A venues is typical of many attractive streets in 
residential Carmel. But at Eighth Avenue, visitors and residents are greeted with 
stunning vistas of Carmel Bay, framed through tall Monterey cypress and accented 
by white beach sand. In many respects, the history of Scenic Road traces the 
history of Carmel's coastal bluff erosion, increasing public use, and the City's 
efforts to preserve lateral and vertical beach access. 

Scenic Road winds along the bluffs above the beach and continues past the City's 
southern limit. The road continues to the south end of Carmel Point, in an 
unincorporated portion of Monterey County. When it was constructed, Scenic 
Road carried traffic in both directions. During the early 1960s, vehicles driving 
between Eighth and Santa Lucia A venues were restricted to southbound travel. In 
1988, this stretch of Scenic Road was narrowed to provide additional space for 
Carmel's Beach Bluff Pathway and landscape improvements while preserving 
ample space for curbside parking. 

The portion of Scenic Road between Eighth A venue and Martin Way provides 
curbside parking for many visitors to the City's shoreline. This stretch of Scenic 
Road has 127 parking spaces; all are adjacent to the Beach Bluff Pathway. There 
are two stalls located on either side of the pedestrian sand ramp, between Eighth 
and Ninth A venues, which are sized and marked for disabled parking. The City 
has also established two passenger loading zones; one located at Eighth A venue 
and the other at Eleventh A venue. 

3.1.3 Scenic Road Neighborhood (Adjacent Streets) 

On many warm summer days, especially weekends and during special events (e.g. 
Great Sand Castle Contest), beach parking spills over onto neighboring streets. On 

Carmel-by-the-Sea 
Decemb¥ 2003 

Page 3-2 



Shoreline Management Plan Access to the Carmel Shoreline 

I 
these occasions, vehicles often park along streets that intersect with Scenic Road · 
and San Antonio A venue: Eighth, Thirteenth, and Santa Lucia Avenues. 

During the busiest periods, vehicles also park along San Antonio A venue, ; 
Carmelo Street, and even Camino Real Street. Occupants of vehicles parked at · 
these locations then walk a short distance to the Carmel shore along one of the I 
A venues between Eighth and Santa Lucia. At San Antonio Avenue, some . 
pedestrians may use one of the four narrow pedestrian pathway/drainageways30 

between Ninth and Twelfth A venues; these are discussed below. Vehicle access . 
and available parking spaces are generally well dispersed. The public is afforded I' 
easy access to all parts of Carmel's shoreline and impacts are not concentrated in !. 

any one area. This is consistent with Section 30212.5 of the Coastal Act. 

3.2 PEDESTRIAN ACCESS TO CARMEL'S SHORELINE 

Walking is a popular way for residents and visitors to access the shore. Many 
enjoy walking on the Beach Bluff Pathway above the beach. Others walk from · 
their parked vehicles, on nearby residential streets, and need a safe, convenient 
route to the nearest beach access (Fig. 3). In contrast to many areas along the 
California coast, pedestrian shoreline access in Carmel is abundant and 
convenient. Lateral access is continuous along the City's entire coast and, from 
Eighth A venue southward; vertical access is available at intervals of one block or 
less. 

3.2.1 North Dunes and Del Mar Dunes 

The North Dunes and upper Carmel Beach are easily accessible to many 
pedestrians via North San Antonio and Ocean Avenues and the Ocean Avenue/Del 
Mar parking lot. This area of beach and dunes can also be reached by a pedestrian 
access easement, maintained by the City, which passes through the privately 
owned "Sand and Sea" development, near the intersection of Fourth and North 
San Antonio A venues. The Fourth A venue shoreline access easement is described 
in more detail in Section 3.2.5. 

The Del Mar Dunes are reached from the north via the Ocean A venue/Del Mar 
parking lot and from the south by the Eighth A venue beach access stairway. 
Pedestrians may walk in the dunes between these two access points, but there is no 
improved lateral access through the dunes. 

30 These pathway/drainageways (at Ninth, Tenth, Eleventh, and Twelfth Avenues) have 
sometimes been referred to as "easements." They are, however, owned in fee by the City. They 
are recorded in Cities and Towns vol. 2, p. 23, as seven foot-wide "footpaths," and they connect 
San Antonio Avenue and Scenic Road. 
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The Carmel Beach Master Plan (2000) addressed the lack of lateral access by 
recommending the installation of a boardwalk in the dunes that links the "Del Mar 
area" with the Beach Bluff Pathway at Eighth Avenue.31

•
32 Recently, the City 

designated the Del Mar Dunes as an Environmentally Sensitive Habitat Area 
(ESHA). 33 The establishment of formalized lateral access through the Del Mar 
Dunes could help protect them by controlling errant foot traffic, but such a 
development must be undertaken with great care. As noted in the Beach Master 
Plan, the City should support public activities that are "consistent with the 
sensitive dune environment." 

Pedestrian access issues in both dune areas discussed above will be addressed 
through preparation of the Del Mar and North Dunes Master Plan. 

3.2.2 The Carmel Beach Bluff Pathway 

The Beach Bluff Pathway has been designed to serve pedestrians traveling along 
Scenic Road (Fig. 3). Before the Pathway was built, Scenic Road was a one-way, 
broad, busy thoroughfare that lacked a safe space for people to walk or jog. 
Pedestrians walking in the ro-adway were often forced to weave among parked cars 
and dodge moving vehicles. 

After the 1982/83 El Nifio storms, the bluffs were ravaged, storm water drainage 
facilities were destroyed and, in places, Scenic Road itself was threatened. At this 
time, there were only five narrow stairways remaining that connected Scenic Road 
with the beach. Impatient beach-goers often climbed on the City's coastal bluffs 
and trampled protective vegetation, instead of using the beach access stairways. 

The City addressed these problems by installing bluff armoring and improving 
drainage facilities during Phase I of the Carmel Beach Rehabilitation Project. 
During Phase II, the City addressed access and landscape issues. Scenic Road was 
narrowed and a meandering Pathway was created that enabled people to enjoy the 
beautiful vistas of Carmel's shoreline in serenity and safety. 

The 3,250 foot-long Pathway winds along the bluff top, near the seaward edge of 
Scenic Road. It extends from Eighth A venue southward to the City limits, just 
south of Martin Way. The Pathway is built primarily of decomposed granite 

31 Carmel Beach Master Plan (2000) policy PDM-4. 
32 Consideration of lateral access through the Del Mar Dunes should include examination of 
various styles and materials, including boardwalks of wood or composites and pathways of 
decomposed granite. 
33 This was based, in part, on the biological survey of the Del Mar Dunes by Jones and Stokes 
(1995). 
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(DG),34 and averages four to five feet in width. It was designed to provide access 
for people who have limited mobility or are physically disabled. 

The Pathway design was jointly developed by the Carmel Beach Rehabilitation 
Task Force and consulting landscafse designers from the firm of Royston, 
Hanamoto, Alley, and Abey (RHAA); 5 it was formally opened in 1988. 

The Carmel Beach Bluff Pathway project has won several awards, including the 
American Society of Landscape Architects (ASLA) National Merit Award (1988), 
the ASLA Northern California Chapter Merit Award (1988), and the Garden Club 
of America Award for Significant Contribution to Horticulture (1991 ). 

Photo 4 - The Carmel Beach Bluff Pathway 

Pathway Design and Purpose 

The Beach Bluff Pathway was designed to play a critical role in the City's 
overall plan to protect its shoreline while improving coastal access. Its design 
was based on five guiding principles adopted by the Task Force: 

34 Pathway material consists of 95% decomposed granite + 5% cement. The cement was tinted 
with Davis Concrete Color ("Mesa Buff' no. 5447), mixed dry at 2 lbs./94 lb. bag of 1-11 Portland 
Cement. 
35 The key RHAA personnel were Principal Planner Robert Royston and Associate Planner Lucille 
Biesbroeck. 
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• Restore and retain the natural, pristine beauty of Carmel Beach, which is 
unique in the world. 

• Strive for natural, timeless design. 
• Design elements so as not to intrude upon the scenic beauty; no 

apparent structural intrusions to mar vistas from residences, roadway, 
walkway, beach, etc.; maintain an uninvaded panorama of the Bay. 

• Maintain the "meandering style" that is typical of Carmel (e.g., intimate, 
narrow, winding paths leading from the main walkway to isolated, 
unobtrusive resting places). 

• Introduce new and innovative schemes to control behavior of people 
and dog traffic (e.g., guide people to accesses and encourage sitting and 
meeting on the beach instead of on the roadway).36 

Guided hy these principles, the designers created a Pathway that protected 
pedestrians and the City's vulnerable coastal bluffs by modifying where people 
walked, parked, and congregated along the Carmel Beach bluff top. 

Pedestrian Protection 

The Beach Bluff Pathway provides safe lateral access for pedestrians along the 
shoreline bluff top. This clearly responded to the needs of beach visitors who 
walk along Scenic Road (from their residences or cars) in order to reach one of 
the City's numerous beach access stairways or sand ramps. 

The Pathway design also enhances the experience of shoreline visitors whose 
activities are limited to the bluff top area. These include: people whose 
physical condition makes walking on the beach difficult or impossible; people 
who prefer to sit or stand on bluffs overlooking the shore and enjoy the scenic 
vistas; and people who use the bluff top area for walking or running. 

Finally, the Pathway provides a coastal experience during those times when 
conditions discourage use of the beach itself. These conditions, characteristic 
of the Carmel shoreline, cause many people to limit their shoreline visit to the 
City's coastal bluffs, instead of the beach: 

• Climate -local weather conditions often include periods that range from 
cool and windy to wet and foggy. These conditions are most likely to 
occur during the period of highest public use (mid-spring through early 
fall). Many fmd these conditions are more conducive to strolls along the 
bluffs in warm clothes rather than the more stereotypical beach 
activities. 

36 City of Carmel-by-the-Sea. 1986. Carmel Beach Restoration Phase II Final EIR. 
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• Tides - Like most sections of the central California coast, tides at 
Carmel Beach range from -2.0 to +8.0 feet. Under some winter 
conditions, travel on the beach during high tide may be difficult or 
dangerous; this is especially true of the beach south of Twelfth A venue. 

• Sand Level - During severe winters, sand scour can expose massive 
bedrock platforms that can deter pedestrian movement along the beach. 

Bluff Protection 

Many facets of the Beach Bluff Pathway were designed to remedy problems , 
caused by people who climb on Carmel's coastal bluffs. "Bluff-cutting" I 
damages vegetation and can lead to severe erosion from storm water runoff. i 
The Pathway landscaping includes plants, boulders, and protective wooden ; 
barriers that serve to keep people from straying onto the City's vulnerable I 
coastal bluffs. Discreet signs along the Pathway remind people to stay off the : 
slopes. Other signs direct pedestrians to the nearest beach accessway. 

The success of the Carmel Beach Bluff Pathway can be attributed to the interplay 
of all its elements: pathway layout, beach accessways, landscape plants, boulders, 
guardrails, signs, and other amenities (discussed in detail in Sec. 4 ). Changes to I 

the design of any one of these elements may impact the function of other elements I 
and of the Pathway as a whole. Therefore proposed changes must be undertaken 
with great insight and care. 

3.2.3 Beach Access Stairways and Sand Ramps 

The Pathway was designed to seamlessly integrate with a series of beach access , 
stairways and sand ramps (Fig. 3). Some of these accessways were built years 
earlier, and survived the 1982/83 El Nifio storms. Others were built as part of the 
Phase II project. At present, the City has nine stairways and two sand ramps that ; 
provide access for beach visitors (see Fig. 3). 

Stairways 

i 
Carmel's shoreline stairways provide the critical link in the City's beach access 
program. These structures enable people to travel safely from the bluff top 
down to the beach at nine locations, from Eighth A venue south to Martin Way 
(see Table 1). The stairways are built in varying styles using a variety of 
materials: some are built of wood, some utilize reinforced concrete with 

1 

"golden granite" facing, and some use a combination of these materials. Some ! 
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stairways carry people over irregular rock revetments, tall seawalls, or steep 
cliffs. At Twelfth A venue, the stairway guides people down to a beach 50 feet 
below. 

Yet, these stairways are the most vulnerable of the City's shoreline structures. 
To perform their function, they are built in "harm's way," extending out 
beyond the protective bluffs and walls. Over time, Carmel's beach access 
stairways often incur significant damage during winter storms. Some stairways 
have been damaged by direct wave attack while others were broken by the 
sheer weight of seaweed flung onto, or draped over, exposed sections. 

Table 1- CARMEL BEACH ACCESS STAffi.WAYS 

Location 
Eighth A venue 

Ninth Avenue 

Year 
Built 

37 late 1930s 

1984 

Tenth Avenue (North) 197438 

Tenth Avenue (South) 1986 

Eleventh Avenue late 1930s 

Twelfth Avenue1986 

Thirteenth Avenue late 1970s 

Santa Lucia Avenue late 1930s 

Martin Way 1958/59 

Composition and Features 
Cannel stone and golden granite rock 
Includes Foot Wash-off Station 

Wood beam and posts. Break-away design. 

Wood beam and posts 
Break-away design 

Upper section: Wood beam and posts 
Lower section: Reinforced concrete faced with 
golden granite; wave deflectors at bottom 

Golden granite rock with exposed aggregate treads 
Includes Foot Wash-off Station 

Wood beam and posts 
Temporary39 

Reinforced concrete and golden granite rock 
Includes Foot Wash-off Station 

Golden granite rock and exposed aggregate treads 
Includes Foot Wash-off Station 

Upper section: Reinforced concrete faced with golden 
granite. Lower section: Wood beam and posts 

37 Modified in 1985/86 
38 Redesigned in 1986 
39 This temporary stairway built in the Twelfth Avenue cove is discussed in more detail in Section 
3.4.1. 
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-------- ·- .. ···-----------------------

Photo 5 - The Tenth Avenue (South) Stairway 

Some of the stairways constructed during the Phase II project employed the 
concept of "break-away" sections. On these stairways, the lowest section was 
built to be separate from the upper section. This design arose out of 
observations of stairway failures during the 1982/83 El Nifto storms: 

First, waves attacked the lowest portion of a stairway, undercutting its 
foundation. 40 As the bottom section was destroyed, it pulled the (attached) 
upper portion of the stairway away from the bluff. In at least one case 
(Ninth Avenue stairway), loss of the upper stairway section caused massive 
erosion of bluff soils and toppling of two large Monterey cypress. 

Understanding that Carmel's beach access stairways will always be exposed to 
potential wave damage, designers created new stairways whose lowest portions 
could separate from the upper sections. When attacked by high-energy storm 
waves, these sections would break cleanly away. In most cases, the upper 
stairway sections and the upper bluffs escape extensive damage. This greatly 
reduces potential repair costs as well as the threat of bluff erosion. 

This concept has been tested in recent years. The lower section of the Tenth 
Avenue (North) stairway was severely damaged by high-energy waves during 
the 1997/98 El Nino winter storms; the upper section and surrounding bluffs 
were relatively undamaged. Within a year, the lower section was repaired and 

40 These observations apply to both wood and concrete/masonry stairways. 
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re-opened to public access. During the Winter of 2000/01, storm waves again 
damaged the lower sections of the stairways at Tenth Avenue (North) and 
Martin Way. The upper section and surrounding bluffs suffered only minor 
damage. Approved designs for these "break-away" lower sections are on-file 
with the City; replacement sections can be built when conditions allow. 

Photo 6 -Limited Damage to the Upper Portion 
of the Break-Away Stairs at Tenth Avenue (North) 

All stairways are complemented with trash/recycling container enclosures; four 
have foot wash-off stations (these are described in Sec. 4). 

With one exception,41 beach access stairways along the Pathway are located 
adjacent (or very near) to a Pathway access ramp that allows disabled access from 
Scenic Road. Each ramp is located within one of Scenic Road's marked 
crosswalks, providing Pathway access from the intersecting streets or 
pathway/drainageways. This creates a coordinated "access system" that leads 
pedestrians safely and conveniently to the beach. 

41 The exception is the Twelfth Avenue stairway, which was built approx. 100 feet west of where 
the Twelfth Avenue pedestrian access intersects with Scenic Road. The curb ramp is located at 
that intersection, within the marked crosswalk. 
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Sand Ramps 

Along the shoreline, the City has built and/or maintained three sites where 
beach sand has been moved up to the street/parking level. These allow 
pedestrian access to and from the beach. Each also provides access to the sands 
of the upper beach for people who have limited mobility or who are physically 
disabled.42 

The largest is located adjacent to the City's main beach parking lot at the foot 
of Ocean Avenue/Del Mar. This sandy area is primarily a natural formation, 1 

but its sand level is maintained by bulldozing activities during the City's sandl 
redistribution program. 

The other two sites are sand ramps that are maintained by the City's annual 
sand redistribution program. One ramp is located just south of Eighth A venue 
and is constructed of bulldozed sand in a GEOWEB® cellular confmementi 
system covered with a cap of compacted decomposed granite (DG). When 
necessary, it is used as an equipment-access ramp for maintenance and 
emergency vehicles. 

J 

About 40 feet south, the City has built another sand ramp. It is constructed of 
bulldozed sand and buried driftwood logs; it is for pedestrian use only. The 
buried driftwood logs help stabilize the ramp by controlling the downslope 
movement of sand. The logs also serve to prevent exposure of irrigation pipes 
and valve control wires. When these logs are not well covered by sand, they 
may become obstacles for pedestrians. The ramp should be regularly i 
monitored and exposed logs should be re-covered with sand. 

Each sand ramp is equipped with a concrete curb access ramp that provides 
accessibility for the disabled to/from Scenic Road. 

3.2.4 Pedestrian Pathwav/Drainagewavs 

The Pathway provides pedestrians with safe access along Carmel's shoreline bluff 
top and directs them to the City's convenient beach access stairs and ramps. 
Bringing pedestrians and vehicles west to Scenic Road and the Pathway are five 
streets (Ocean, Eighth, Thirteenth, and Santa Lucia Avenues, and Martin Way). 
Four other City streets (Ninth,. Tenth, Eleventh, and Twelfth Avenues) provide i 

vehicle access only as far west as San Antonio A venue. Here, each of these four 
streets becomes a narrow storm water drainageway that also doubles as a 

42 This is discussed in greater detail below. 
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pedestrian walkway. These pathway I drainageways can provide safe pedestrian 
travel only in the absence of heavy storm water runoff, which may create difficult
to-hazardous conditions for pedestrian passage. 

Photo 7- Pathway/drainageway at Ninth Avenue 

3.2.5 Pedestrian Access Easement 

The City provides public access to the northern portion of Carmel Beach with a 
pedestrian walkway that begins near the intersection of North San Antonio and 
Fourth Avenues. The eastern portion of this walkway is a paved easement across 
the privately-owned "Sand and Sea" development. 

Pedestrian travel to, and along, this walkway is sometimes difficult. To reach the 
access, pedestrians must walk in the street along a narrow stretch of North San 
Antonio Avenue. On this section of roadway, pedestrians encounter a blind curve 
where fast-moving vehicles travel to and from the nearby Carmel Gate to Pebble 
Beach. This portion of North San Antonio Avenue lacks both convenient parking 
and a dedicated pedestrian lateral pathway /walkway. The entrance to this coastal 
access, as yet, is not adequately signed. 

Once pedestrians reach the easement, they must walk across the paved "Sand and 
Sea" driveway. The final portion of the walkway is a dirt trail that traverses dunes 
and coastal bluffs before leading to the North Dunes of the Carmel shoreline (near 
the Fourth Avenue storm water outfall). 
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3.3 DISABLED ACCESS TO CARMEL'S SHORELINE 

Carmel Beach is located at the base of a series of high dunes and shoreline bluffs. 
Public access to the beach is primarily via the parking lot at the foot of Ocean 
A venue, as well as from numerous sites along Scenic Road. But from these 
locations, access to the tideline requires a descent that ranges between 12 and 50 
feet, depending on location and season. This trek can be challenging for many 
beach visitors and impossible for those with limited mobility. 

The City of Carmel has an abiding commitment toward making its shoreline as 
accessible as possible, given the existing topographic conditions. The Beach Bluff 
Pathway and its shoreline restroom facilities were all designed to meet existing 
Americans with Disabilities Act (ADA) guidelines for disabled accessibility. The

1 

City's two sand ramps, 43 as well as the sand annually bulldozed up to the Ocean • 
A venue/Del Mar parking lot, allow access to the upper beach for disabled persons. 
These three sites have been certified by the State of California as offering 
reasonable disabled access to the shoreline. 

Carmel maintains six spaces that are sized and marked for disabled parking: four i 
are in the main beach parking lot, at the foot of Ocean A venue/Del Mar and two 1 

are located on either side of the sand ramp north of Ninth Avenue. 

It is important to note that those features that guarantee disabled access also 
promote use by the numerous shoreline visitors who, while not legally classified· 
as "disabled," are nonetheless of limited mobility. Experience has shown that their 
shoreline visits are enhanced by the City actions described above. 

3.4 FUTURE PROJECTS 

3.4.1 Twelfth Avenue (Point) Stairway 

Many of the beach access stairways damaged during the 1982/83 El Niiio storms 
were re-designed and rebuilt as part of the Beach Bluff Pathway project44 in 
1987/88. In 1986, while the Pathway was still in the design phase, the City built a 
temporary stairway in the cove near Twelfth Avenue to provide short-term 
"emergency" access to the beach. This wooden structure is the tallest stairway 
along Carmel Beach and is less integrated with the adjacent bluffs, than other 
beach stairways. 

43 Located: 1) just south of Eighth Avenue, and 2) just north of Ninth Avenue. 
44 Carmel Beach Rehabilitation Project Phase II 
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During development of the Pathway project, the Beach Task Force had planned to 
re-design and rebuild the damaged stairway originally located at the Twelfth 
Avenue point. However, installation of the temporary stairs in the cove reduced 
public pressure for beach access in this area and the Task Force left this project for 
a future time. 

In recent years, this stairway has received the brunt of several high-energy winter 
storms. Inspections by the Department of Public Works and the City Engineer 
have determined that the stairway's superstructure is out of alignment and is in 
need of repair. 

A replacement permanent stairway for the Twelfth A venue point has been 
designed and proposed. It would consist of an upper section built of wood beams 
and posts and a lower section, along with two wave deflectors, that would be built 
of reinforced concrete with golden granite facing. The proposal also includes a 
stone patio located at the top of the bluff that would merge with the Beach Bluff 
Pathway. The patio would contain a trash/recycling container enclosure, benches, 
and a bike rack. 

3.5 MANAGEMENT POLICIES 
o Provide for maximum public access to, and recreational use of, the 

shoreline consistent with private property rights and environmental 
protection. (G4-1) 

• Maintain frequent and safe points of access along the beach. (04-1) 

o Continue to provide vertical access along the Carmel shoreline at 
approximately one or two block intervals. (P4-2) 

o Improve and sign the vertical access at Fourth A venue. Consider 
development of a pedestrian path from the foot of Jane Powers 
walkway to the Fourth A venue beach access through Sand and Sea. 
Investigate and implement opportunities to establish or reestablish 
additional vertical access from North San Antonio to the beach to the 
extent feasible. (P4-3) 

o Periodically reestablish the sand dune at the foot of Ocean A venue, 
to provide convenient beach access from the Ocean A venue/Del Mar 
parking lot. Reestablish and regularly maintain a vehicle and 
disabled-access ramp south of Eighth A venue. (P4-4) 
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o Enhance pedestrian access to the shoreline from San Antonio 
Avenue using existing pedestrian access easements/drainageways ! 
that connect San Antonio A venue with Scenic Road located at ' 
Eighth, Ninth, Tenth, Eleventh, and Twelfth Avenues. Redirect 1 

surface storm water flows in these easements/drainageways to i 

underground culverts to improve pedestrian safety, access, and I 
aesthetics. (P4-5) 

• Establish a local segment of the California Coastal Trail through 
Carmel-by-the-Sea by connecting existing pedestrian paths and . 
developing new pedestrian paths or routes as required to create a i 
continuous trail through the City. (04-2) 

o Designate the Beach Bluff Pathway as part of the California Coastal 1 

Trail (as long as this does not require any alteration to design or t 
use). Coordinate with Monterey County to increase public awareness · 
of the new segment of the Trail. (P4-9) 

o Coordinate with Monterey County to establish a continuous coastal 
trail through Carmel that links Rio Park, Carmel Point, the Beach i 
Bluff Pathway, and the trail network in Del Monte Forest. Support ! 

efforts by Monterey County to establish a pedestrian pathway around ' 
Carmel Point to continue the California Coastal Trail. 

(P4-10) I 
o Establish, in coordination with the State Department of Parks and 

1
: 

Recreation, Monterey County Regional Park District and the 1 

Monterey County Parks Department, a trail network linking the · 
state-owned Odello land and Carmel River State Beach to the : 
Carmel Mission, Mission Trail Nature Preserve and Beach Bluff 
Pathway. (P4-46) 

o Develop a Master Plan for the Del Mar and North Dunes area. Upon 
approval, the Coastal Land Use Plan shall be amended to incorporate all 
elements of the Master Plan. (G4-2) 

• Appoint an ad hoc citizens committee to develop the Del Mar and North 
Dunes Master Plan. Address issues related to parking and circulation, 
access, recreation facilities, aesthetics, special events, impacts on 
residents and visitors and protection of environmental resources. Guide 
Plan development using the goals, objectives and policies of the 
(Coastal) Land Use Plan consistent with Coastal Act policies, for 
provision of public access and protection of sensitive resources. (04-3) 
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o Improve pedestrian circulation between the north end of the Beach 
Bluff Pathway at Eighth A venue and the beach facilities at Ocean 
A venue and the Del Mar A venue parking lot as part of the Del Mar 
and North Dunes Master Plan. (P4-ll) 

o Provide safe and adequate pedestrian access from the Carmel Gate at 
the North City boundary to Ocean Avenue while protecting 
environmental resources. (P4-12) 

o Address circulation and parking problems, make the area more 
pedestrian/people friendly and protect the environment. (P4715) 

o Use City staff along with needed consultants (environmental 
restoration specialist, traffic engineer, landscape architect) to 
develop a plan of balanced improvement. (P4-16) 

o Consider reallocating parking so it will flow in a more efficient 
manner. Cofl:sider a regular shuttle from downtown or from a 
designated parking area. (P4-1 7) 

o Improve the pedestrian experience through the Del Mar parking area 
for those arriving on foot and from parked vehicles to the beach. 
Consider construction of boardwalks or other improvements to aid 
beach circulation, protect tree roots and protect the sensitive 
vegetation in the North Dunes area. (P4-18) 

o Provide disabled access consistent with ADA requirements. Provide 
access that blends with the beach and allows disabled individuals the 
opportunity to enjoy a more natural beach experience. (P4-19) 

o Provide adequate and aesthetically pleasing trash containers. (P4-
20) 

o Provide secure bicycle racks. (P4-21) 

o Continue to support passive beach activities that are consistent with 
maintaining the natural beach setting. Active recreational 
opportunities need not be enhanced. (P4-22) 

o Do not install formal picnic tables or benches. Rather, provide 
driftwood logs for seating. Picnicking on the beach should be 
conducted in a traditional manner with blankets, etc. (P4-23) 
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o Retain the informal atmosphere of the volleyball courts. (P4-24) 

• Provide a parking program for Carmel Beach that supports convenient 
access without compromising aesthetics, environmental quality or 
residential character. (04-8) 

I 
o Develop a design plan for the Del Mar parking area that improves ' 

circulation, reduces congestion, enhances visual quality, and , 
enhances community character. The redesign shall avoid or 
minimize any loss of parking spaces. (P4-42) 

o Continue to regulate beach parking using time limits. Retain beach 
parking as a free resource . to the public facilitating access for all. 
Keep public spaces along the Beach Bluff Pathway small, intimate !' 
a~d dispersed to .avoid large congregations of people that would 1\ .. 

disturb nearby residents. (P4-43) i 
I 

o Provide convenient and free public beach parking from 5:00 a.m. 1~ 
until 12:00 midnight daily. Parking outside of these hours along 
Scenic Road and at the Del Mar parking lot shall be limited to 
residents and guests with a resident's parking permit. (P4-44) 
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4 THE CARMEL SHORELINE LANDSCAPE 

CarmePs shoreline landscape constitutes everything that people see along the 
shore, including the ocean, beach, dunes and bluffs, flowers, shrubs, trees, and 
boulders, as well as the Pathway, guardrails, beach accessways, signs, and stone 
walls. Even the momentary changes of weather, wildlife, people, automobiles, and 
other transient scenery make up the landscape mosaic of the shoreline experience. 

4.1 NATURAL LANDSCAPE 

During the past one hundred years, people have changed much of Carmel's natural 
shoreline landscape. Photographs taken in the early 20th century depict a shore 
covered with low native scrub plants and very few trees (Photo 8). As the City of 
Carmel grew, much of the shoreline was planted with flowers, shrubs, and trees 
from other parts of the world. 

L.S. Slevin photo Pat Hathaway Photo Collection, Monterey 

Photo 8- Southern Carmel Shoreline (from 11th Ave. to Martin Way) 1908 
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4.1.1 Native Species and Habitats 

At one time, much of what is now the City of Carmel was covered with a 
surprisingly diverse community of native flora and fauna. Near the shoreline, these 
species were able to tolerate, and even thrive in, the area's harsh coastal 

1 

conditions: exposure to salt, burial by shifting sand, lack of nutrients, and blasting I 
by sand-laden winds. Today, there remain only a few remnants of Carmel's i 
original native shoreline community- mostly in the North Dunes. j: 

Upper Beach 
I 

l 
Beaches are subjected to heavy disturbance by both natural forces and human I 
activities. As a result, they are seldom vegetated. Along Carmel's upper beach, ·, 
near the Tenth Avenue (North) stairway and just south of the Eleventh Avenue 1 

stairway, are thriving stands of a native beach/dune grass (Elymus [= Leymus] I 

mollis). These plants grow well in the face of the shoreline's natural 1: 

challenges, but are not very tolerant of trampling. (During the late 1980s, the i 
I 

City planted Elymus along the upper beach between Eighth and Ninth ! 
A venues, but the plants eventually succumbed to trampling.) ! 

North Dunes 

The North Dunes represent the City's only significant native coastal biotic 
community. Jones and Stokes (1995) found bush lupine (Lupinus arboreus), I 

beach sagewort (Artemesia pycnocephala), pink sand verbena (Abronia ! 
umbellata), and mock heather (Ericameria ericoides) along with several other : 
native plant species. , 

II Of special note is the presence of Tidestrom' s lupine (Lupinus tidestromii var. : 
tidestromii), a state- and federal-listed endangered plant species. Jones and 1· 

Stokes (1995) documented the first record of Tidestrom' s lupine at Carmel, .· 
reporting 280 individual plants within the North Dunes ecosystem. An 
informal survey conducted in 2001, in conjunction with this Carmel Shoreline 
Management Plan, confmned the presence of several hundred plants. 

i 

The North Dunes may also be inhabited by the California Black Legless Lizard I 
(Anniella pulchra nigra). In 1985, 12 specimens were located in Carmel area 
dunes by federal wildlife biologists;45 suitable habitat is thought to exist in 
portions of the North Dunes. The status of the California Black Legless Lizard 

45 Bury, B.R. 1985. Status report. Anniella pulchra nigra Fisher, black legless lizard (Anniellidae: 
Sauria} in Central California. Ecosystems Studies Section, Denver Wildlife Research Center. Fort 
Collins, CA. Prepared for U.S. Fish and Wildlife Service, Office of Endangered Species, Portland, 
OR. (cited in Jones and Stokes, 1995}. 
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has changed since the Jones and Stokes (1995) report: This species is currently 
designated as a "Species of Special Concern" by the California Department of 
Fish and Game, but is no longer a candidate for Endangered Species listing by 
the federal government. 

Based on the presence of Tidestrom's lupine and potential habitat for the 
California Black Legless Lizard, the City has designated the North Dunes as an 
Environmentally Sensitive Habitat Area (ESHA). This is shown on Fig. 4. 

The North Dunes are also haven to several exotic invasive plant species, 
including acacia and Hottentot-fig ice plant (Carpobrotus edulis). As described 
below, these aggressive plants tend to overwhelm native plants, replace 
habitats for native coastal wildlife, and simplify coastal ecosystems. In some 
portions of the North Dunes, expansion of aggressive ice plant growth could 
eventually crowd out slower growing native species, including the endangered 
Tidestrom's lupine. 

Protection of the North Dunes and their native habitat will be studied during 
the upcoming Del Mar and North Dunes Master Plan process. 

Del Mar Dunes 

Native plant- and wildlife habitats in the narrow Del Mar Dunes have been 
disturbed by occasional coastal erosion and by the growth of exotic, invasive 
ice plant and acacia. Jones and Stokes ( 1995) studied these dunes and 
determined that they represent potential habitat for native dune plants and 
animals. The Del Mar Dunes have been designated as an Environmentally 
Sensitive Habitat Area (ESHA); the restoration of the Del Mar Dunes native 
habitat would be consistent with the California Coastal Act. This area will also 
be part of Carmel's Del Mar and North Dunes Master Plan. 
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4.1.2 Horticultural and Introduced Plants 

Most of the plants growing along Carmel's shoreline are native to other regions. 
Some were used to help stabilize the ever-changing coastal dunes. But most were 
introduced to serve as ornamental elements in a public or private landscape. 

Upper Beach 

Over the years, the stretch of upper beach extending between Pescadero Creek 
and Eighth Avenue has become vegetated mainly with Hottentot-fig ice plant 
(C. edulis), acacia (Acacia sp.), and sea rocket (Cakile maritima);, both ice 
plant and acacia are exotic invasives. They grow aggressively, outcompeting, 
and eventually replacing, native California beach and dune plants. This 
produces a restrictive monoculture that can limit populations of native wildlife 
that are closely linked with the native plants. Sea rocket is also thought to be an 
introduced species, but its growth characteristics are not known to have a 
detrimental impact on California beach and dune communities. 

North Dunes and Del Mar Dunes 

The invasive exotics, Hottentot-fig ice plant and acacia, also grow in the North 
Dunes and Del Mar Dunes. In the past, City staff or residents purposely 
planted each of these species in an attempt to stabilize shifting dunes. Both 
species are now well established; without control, they out-compete 
neighboring plants and replace native wildlife habitats. 

Beach Bluff Pathway 

Plants growing along the remainder of Carmel's shoreline are primarily 
introduced horticultural species. With the exception of the ubiquitous 
Hottentot-fig ice plant and acacia, most other plants were introduced as part of 
the Beach Bluff Pathway landscape. 

The original Pathway landscape plants were selected to serve two purposes: to 
enhance the aesthetic qualities of the Scenic Road/bluff top area, and to protect 
the City's fragile coastal bluffs from damage. 

The palette of plants selected by the Pathway designers (landscape architects 
from Royston, Hanamoto, Alley, and Abey, in conjunction with the Carmel 
Beach Rehabilitation Task Force, City staff, and consultants) met several 
criteria. They were: 
• tolerant of coastal conditions, especially exposure to salt spray; 
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• drought tolerant (or able to thrive on limited water); 
• tolerant ofhuman activity; 
• suitable for erosion control; 
• non-invasive; 
• relatively easy to grow; 
• commercially available; and 
• "natural looking" (native or "native-like"- subtle in color). 

The species originally selected for the Pathway landscape are listed in Table 2, 
below: 
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Table 2- APPROVED CARMEL BEACH BLUFF PATHWAY 
PLANTS46 

Large Shrubs 
Arbutus unedo 
A triplex lentiform is 'breweri' 
Leptospermum laevigatum 'compactum' 
Myoporum laetum 
Pittosporum crassifolium 
Rhus integrifolia 

Barrier Plants 

Strawberry Tree 
Brewer's Saltbush 
Australian Tea Tree 
Nof7 

NCN 
Lemonade Berry 

Ceanothus impressus 'Joyce Coulter' Joyce Coulter Ceanothus 
Ceanothus impressus 'Julia Phelps' ·Julia Phelps Ceanothus 
Echiumfastuosum Pride ofMadeira 
Escallonia 'Newport Dwarf Newport Escallonia 
Griselinia Iucida NCN 
Pinus mugo 

Color Planting 
Chrysanthemum leucanthemum 
Erigeron glaucus 
Eschscholzia californica 
Ferns 
Iris douglasiana 
Lupinus chamissonis 
Limonium perezii 

Low Shrubs 
Ceanothus griseus 'horizontalis' 
Cistus slwbergii 
Cistus ladanifer 
Lavandula angustifolia 
Lavandula dentate 
Ribes viburnifolium 
Santo/ina chamaecyparissus 
Teucreum fruticans 'compacta' 

MugoPine 

Ox-Eye Daisy 
Sea Daisy 
California Poppy 
Ferns 
Pacific Coast Iris 
Lupine 
Sea Lavender (Statice) 

Carmel Creeper 
Hybrid Rockrose 
Crimson Spot Rockrose 
English Lavender 
French Lavender 
Catalina 
Lavender Cotton 
Dwarf Bush Germander 

46 These plants were part of the Beach Bluff Pathway landscape design that was approved by the 
Forest and Beach Commission, Planning Commission, City Council, and California Coastal 
Commission in 1987 (From: RHAA Landscape Plan for the "Carmel Beach Restoration Project.") 
47 NCN = No Common Name 
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This plant list48 is a critical feature of the City's overall plan for the shoreline. 
As part of the Cannel Beach Rehabilitation Project, the landscape plan was 
approved by two Cif6 commissions,49 the City Council, and the California 
Coastal Commission5 in 1987. Over the past decade, this landscape plan has 
been used as a guide for the re-vegetation of the coastal bluffs and bluff tops in i 
several shoreline repair projects. 51 

j 

The Cannel Beach Bluff Pathway floral landscape is in need of revitalization; · 
steps required to achieve this renewal are described in Section. 4.3.1. · 

4.1.3 Shoreline Trees 

Cannel has been described as "a small village in a forest." The City's shoreline is 
also blessed with a large number of trees. Monterey cypress, Monterey pine, coast 
live oak and acacia are the most dominant and dramatic landscape features along 
the City's shoreline (Fig. 5). 

Cypress overwhelmingly populate the bluffs, dunes and the Ocean A venue/Del 
Mar parking lot area. All the Monterey cypress along our shore were planted from 1 

seedlings gathered from those native stands at Cypress Point to the north and Point : 
Lobos across Cannel Bay to the south. These trees, some 100 strong, were planted 

1
' 

by one of Frank Devendorfs52 maintenance workers and his young daughter, who 
nurtured each for several years until established. Now, many are over a century 
old. Over the years, many cypress that were past their prime, declined and died. 
During the 1982/83 El Nifio storms, 16 large cypress were lost. 

Monterey cypress are the sentinels of our shoreline. Whether standing tall or 
twisted and gnarled, they defme the transition and progression of our community's 
landscape. From the water's edge, past the tidal zone up to the bluffs and dunes, 
Monterey cypress provide the foundation for all other landscape plantings. 

Monterey cypress are the primary arboreal element of the Cannel coastal , 
landscape. Views of the beach, bluffs, and ocean through cypress boughs are a 
unique visual component of the City's shoreline. Plants that conflict with, or 

48 RHAA landscape plans, entitled "Carmel Beach Restoration Phase II." Copies of these plans 
are kept on file at the Carmel-by-the-Sea City Hall, and at the Departments of Community 
Planning and Building and Forest, Parks, and Beach. 
49 Forestry Commission and Planning Commission 
5° Coastal Development Permit#3-83-217-A2, approved June 9, 1987. 
51 Coastal Commission approval of the recent Carmel Bluff and Beach Access Improvement 
Project was based, in part, on the City's promise to follow the RHAA landscape plans when re
vegetating areas affected by the project. 
52 J. Frank Devendorf was one of Carmel's founders. 
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disrupt, the cypress viewshed should be carefully trimmed to avoid encroachment 
on this viewshed. 53 

Even in death, the Monterey cypress is a noble, majestic feature of our shoreline 
landscape. Its wood resists decay when other tree species have long since 
crumbled and returned to the soil. Over the years, those that have died have been 
allowed to remain as part of the scenic landscape for thousands to appreciate, 
photograph and paint. Only when they fmally weaken and succumb to nature's 
constant attack are they removed from the shoreline. 

The Forest, Parks and Beach Department inspects the structural integrity of all 
trees along the bluffs and the dunes. If a tree is determined to be a hazard and 
presents a clear and present danger to the public, then the Department will remove 
that tree and replace it. In many cases, mature trees are replaced with young 
seedlings germinated from local seed stock well in advance of their removal. By 
continuing these management practices, our forested beach lands will remain in 
balance. 

In the North Dunes, when trees are removed, the trunk(s) should remain as part of 
the landscape and only those portions that would be considered a fire hazard 
(small limbs and branches) should be disposed. This practice would create a more 
interesting dune environment; one that provides shelter and protection, and aids in 
the dune building process. 

Other tree species have established themselves in small groves in and around the 
North Dunes. A small stand of Monterey pines (and more seedlings) are thriving 
on the sands near the northern City border very close to the Fourth A venue 
pedestrian access. Two groups of coast live oak are at home in the heart of the 
dunes just north of the Ocean A venue parking lot; they hug the edge of the "Sand 
and Sea" residences near Fourth Avenue. All of these trees have germinated from 
seed transported there by some natural means. A lone eucalyptus, the largest in the 
City, dominates the North Dunes and beach parking lot entry at the corner of 
Ocean and N. San Antonio Avenues. 

Finally, acacia grow at several locations in the City's coastal area: throughout the 
North Dunes, along the northern bluffs, in many pockets on the Del Mar dunes, 
and on shoreline bluffs south to the Santa Lucia stairway. These thickets promote 
landform stability by trapping sand and binding bluff soils. Conversely, acacia's 
aggressive growth enables it to dominate some areas of the upper beach landscape, 
out-competing and replacing native species, leaving less room for shoreline 

53 See Carmel Coastal Land Use Plan (approved June 2003), Policy PS-35. 
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visitors to enjoy. Acacia thickets have become convenient places for illegal trash 
disposal, and are attractive sites for transients to set up residency. 

Carmel's shoreline trees and shrubs are trimmed periodically. Trimming of the. 
massive Monterey cypress trees reduces the length and weight of upper boughs, 1 

protecting the tree from structural damage during periods of high winds; this also • 
protects the safety of people who walk, park, or live under these trees. Trimming 
of acacia and Myoporum helps maintain coastal viewsheds and protects 
neighboring plant habitats from encroachment. Thinning of acacia thickets ! 
discourages transient activity and illegal trash dumping. 

4. 1.4 Beach Landscape Progression 

The landscape design of the Carmel Beach Bluff Pathway affects, and is affected 
by, private property landscapes along Scenic Road between Eighth A venue and 
Martin Way. One goal of the original Pathway design was to create a landscape 
link between public lands and adjacent private property. This landscape 
progression concept would help unify the visual experience of the shoreline. This 
goal has been only partially achieved. Progress in this area could result in a : 
revitalized holistic landscape theme for the City's entire shoreline. I 

I 

4.1.5 Coastal Viewshed 

Carmel's shoreline affords extraordinary views of the ocean and coastline. i 

Protection of this unparalleled coastal viewshed is one of the cornerstones of the I 
City's shoreline management program. Designers of the Beach Bluff Pathway 
sought to avoid structures or dense plantings that conflict with the coastal 
viewshed. Plants that have grown tall enough to partially obscure these special . 
views are continuously noted during independent shoreline assessments and, when 
necessary, are attended to by City staff and/or contractors. 

The City, however, allows a limited amount of short-term coastal viewshed , 
interference by some of the adolescent Monterey cypress trees that line the public 
shoreline. As described above (Sec. 4.1.2), Carmel values views of the coast 
through the open boughs of its Monterey cypress. When young, these trees are 
characterized by dense foliage. Only as they mature do Monterey cypress grow 
into the tall, open "sentinels of the shoreline." To achieve this valued shape, some i 

loss of coastal viewshed must be tolerated during a tree's early years. 1 
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4.2 STRUCTURAL LANDSCAPE 

The Carmel shoreline landscape is also composed of many inanimate structural 
elements that were designed to serve the public in myriad ways. Some are required 
for public safety (guardrails), others support and/or protect the shoreline and its 
landscape (walls and revetments, boulders, irrigation system), while still others 
provide important public amenities (stairways, restrooms, benches, drinking 
faucets) or information (signage). Though artificial, their design and construction 
should reflect the important role they play in the Carmel shoreline's visual 
landscape. 54 

4.2.1 Guardrails 

At many locations, the City uses wooden guardrails as a barrier between the 
Pathway and the beach bluffs. Guardrails, in conjunction with landscape plantings 
and boulders, help prevent beach visitors from trampling vegetation or walking on 
fragile and sometimes dangerous slopes. Guardrails are substantial structures, and 
are usually built no higher than 30 inches. City personnel must be prepared to 
install additional guardrails, plants, and/or boulders, if changes in pedestrian 
traffic patterns threaten other less-protected areas. 

4.2.2 Walls and Revetments 

For nearly fifty years, the City has responded to erosion of its coastal bluffs by 
building seawalls, retaining walls, and engineered rock revetments. These 
structures are discussed in detail in Section 6 of this Shoreline Management Plan. 

4.2.3 Rocks and Boulders 

One special component of the shoreline's natural landscape is the use of rocks and 
boulders. All public walls along Carmel's beach and bluffs are either built from 
stone or from reinforced concrete that has been faced with stone. 

The Eighth Avenue stairway is built of "Carmel stone," flat pieces of "soft" 
limestone that were quarried locally. Two patios located near Eleventh A venue 
and the entries to all stone trash/recycling container enclosures are built with 
"Arizona sandstone," an imported "hard" stone that creates an excellent walking 
surface. 

At most other locations, the City used locally quarried golden granite rocks. Some 
of the earliest shoreline walls were built with golden granite rocks and mortar. 

54 See City of Carmel Coastal Land Use Plan (approved June 2003) Policy P5-12 and P5-5. 

Carmel-by-the-Sea Page 4-10 
December 2003 



I 
Shoreline Management Plan The Carmel Shoreline Landscape · 

Walls constructed after 1978 are constructed of reinforced concrete faced with 
golden granite. This style is used for seawalls, retaining walls, and on many I: 

stairways and trash/recycling container enclosures. , 
! 

Large granite boulders are an integral part of the shoreline landscape and • 
undeniably contribute to its aesthetic character. Boulders punctuate planting areas. 
They also serve as natural benches. At strategic locations, they are used to help : 
guide pedestrian flow along the Pathway. 

4.2.4 Water Storage Tanks 

Irrigation water for the Beach Bluff Pathway landscape is supplied by an 1 

innovative system that collects spring water in two underground storage tanks. · 
These 10,000 gallon fiberglass tanks are buried in the dunes just south of the Del 
Mar portion of main beach parking lot. 

- I 

At this site, spring water flows continuously throughout the year. During the i 
drought of 1978, the City recorded flows of 12 gallons per minute, and during the 
peak of the 1982/83 El Nifio winter storms, flows of60 gpm were recorded. 

In 1985, the City installed a single underground water storage tank; thr.ee years . 
later, a second tank was connected in series. Water from these reservoirs is now I 
pumped through a two-inch diameter underground PVC pipe to the Pathway 
irrigation system controller at Eighth A venue. From there it is piped to numerous 
sites along the Beach Bluff Pathway. 

Water from these storage tanks is also used to fill the City's street sweeper, : 
sidewalk-cleaner, tree-planting/watering trucks, and fire apparatus. In addition, i 

this water could serve as an emergency back-up for water commercially supplied 
to the City.55 Use of this spring water has greatly reduced both the amount and , 
cost of Carmel's potable water consumption. I 

I 
4.2.5 Benches 

Pathway designers wanted to ensure ample places for people to sit along the bluff : 
top and enjoy the shoreline's scenic vistas. In keeping with the project's design 1 

philosophy, they chose to build benches of a simple style, made of wood and/or 1

1

· 

~00. . 

55 This spring water has been tested and found to range from pure to containing low levels of 
coliform bacteria. This water could easily become potable if treated using standard water 
purification techniques. 
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Some benches were fashioned from large pieces of driftwood that washed up on 
Carmel Beach. City personnel began setting these aside, even before the fmal plan 
had been approved. During the Pathway's construction phase, the most suitable 
driftwood was sanded, attached to cement plinths, and installed at strategic 
locations. These informal benches have become a popular design element of the 
Beach Bluff Pathway. 

In addition to benches, the City has also placed large boulders in selected locations 
to be used for sitting. 

4.2.6 Signage 

Signs provide information for shoreline visitors. They identify traffic and parking 
regulations, give directions to nearby beach accesses, warn of hazardous 
conditions, and inform about City ordinances regarding alcohol use, beach fires 
and fragile slope protection. 

Of all the topics dealt with by the Carmel Beach Rehabilitation Task Force, 
signage was the subject of the most intense deliberations. The fmal design was a 
compromise between notifying beach visitors of pertinent information and not 
causing them to be overwhelmed or the unique coastal viewshed to be disrupted. 

The number of signs along the Pathway was limited by consolidating information 
at selected locations (e.g. signs on trash/recycling container enclosures and on 
"access" sign posts). All informational signs were of muted earth tones to sustain 
the integrity of the landscape design. To avoid unsightly rust, non-metal signs and 
fasteners were used. When signs were legally required to be made of metal (e.g. 
traffic and parking signs); they were enclosed within a wooden frame. 

One type of sign purposely stands out from the others. The signs that warn of 
hazardous surf conditions are standard dark brown with bright yellow lettering and 
made of metal. They were designed by a consortium of Monterey Bay 
municipalities, in conjunction with the California Department of Parks and 
Recreation and the U.S. Coast Guard. They are placed mid-level on each beach 
accessway and are double-sided to be seen from both the beach and the bluff. 

Over the years, the number and types of signs have gradually increased. Sign 
colors and locations have expanded beyond the original design and intent. At some 
locations, signs are now competing with the natural viewshed. 
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Signage is a critical part of Carmel's shoreline management program. To ensure 
that signs enhance, rather than detract from, the City's coastal resources, adopted 
policies require that signs:56 

• provide information in a clear, accurate and concise manner; 
• are visible to the public without detracting from protected coastal 

viewsheds; 
• are consistent in design style, use of color and materials; 
• are efficiently used, limiting overall numbers and avoiding a cluttered 

appearance; and 
• reflect the aesthetic sensitivities of the Carmel community. 

4.2. 7 Shoreline Amenities/Recreational Support Facilities 

The shoreline landscape also contains many elements that serve those who walk, I 
run, or play throughout the Carmel shoreline area (Fig. 6). · 

Beach Access Stairways 

The stairways that provide public access to and from Carmel Beach are 
discussed in Section 3. 

Restrooms 

Carmel's shoreline visitors are served by restroom facilities located at nearly i 
opposite ends of Scenic Road (Fig. 7). The main restroom is sited at the foot of : 
Ocean Avenue, adjacent to the City's primary beach parking lot. This facility: 
contains separate restrooms for men and women. Each is complete with 
running water, sinks, and appropriate toilet facilities. The women's side also 

1

1: 

includes a fenced privacy area for changing clothes. 

The outside of this facility is faced with golden granite stone, and its ! 

appearance fits well with other structures along the City's coastline. The inside , 
of the restroom was designed to facilitate cleaning, including gently sloping ' 
floors and drains for easy cleaning. This facility meets ADA requirements for: 

I 

disabled accessibility. i 
I 

i 
In 1995, the City established temporary restroom facilities at "Lloyd Point," ! 
near Santa Lucia A venue. These facilities consist of two portable toilets I 
screened by a few Monterey cypress trees and a wooden fence. Both facilities ! 
may be used by men and women; one provides accessibility to the physically I 

56 The City of Carmel plans to implement a comprehensive shoreline area sign program once its 
Local Coastal Program has been certified. 
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disabled. Both facilities have water containers for hand-washing. These 
restroom facilities are serviced by a private company under contract to the 
City. 

Foot Wash-Off Stations 

The City has installed foot wash-off stations at four beach access stairways 
(Eighth,57 Eleventh, Thirteenth, and Santa Lucia Avenues). Each supplies 
potable water for rinsing sand and watering pets. All wash-off stations consist 
of a concrete floor (with drain)58 surrounded by low granite-faced walls; each 
is served by a self-closing faucet. 

Drinking Fountains 

Drinking fountains are located at the main beach restroom (Ocean Avenue) and 
at the top of the Thirteenth Avenue stairway. Each draws from the City's 
commercial water source. 

Trash/Recycling Containers and Enclosures 

Throughout the Carmel shoreline area, the City has built enclosures for its 
trash and recycling containers. These enclosures serve many purposes: 
• They screen the containers from public view; 
• They protect the containers from being knocked over; 
• They are located at sites easily accessible to the City's trash disposal 

contractors; 
• They are easily cleaned by City maintenance personnel; and 
• They serve as appropriate sites for posting beach informational signs. 

At present, there are 17 trash/recycling container enclosures along the 
shoreline. The seven enclosures located in the Ocean A venue/Del Mar parking 
lot are made of wood, while the ten enclosures located along the Pathway are 
built of reinforced concrete and faced with golden granite. Enclosures in each 
area face different sets of conditions, and, so, were built in different styles and 
of different materials. 

57 The wash-off facility at Eighth Avenue has never been connected to the commercial (potable) 
water system. 
58 Unfortunately, the wash-off station drains have a tendency to become clogged with sand. At 
present, they require more frequent cleaning; in the long-term, they will need 
redesigning/rebuilding. 
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Fire Pits 

City ordinance limits recreational beach fires to that portion of the beach 
located south ofT enth A venue and seaward of the high tide line. 59 In addition, 
Carmel also allows fires to be built in three stone fire pits located near the 
Ocean A venue/Del Mar parking lot - these pits are located a very short 
distance from convenient parking spaces and are popular with beach visitors. 

Volleyball Courts 

In the dunes near the foot of Ocean A venue, the City has installed posts for 
four sand volleyball courts; players must supply their own net and ball. These 
are often used on weekends and during the summer. 

4.3 FUTURE PROJECTS 

4.3.1 Revitalization of the Beach Bluff Pathway Landscape 

The Beach Bluff Pathway landscape is now in need of revitalization. Since its 
initial planting in 1988, the landscape has strayed from its original design theme. 
Species, locations, and densities of horticultural plants have changed, but 
unfortunately, these changes have not been documented. In some areas, plants : 
have grown tall enough to obscure portions of Carmel's unique coastal viewshed. I 
At other sites, landscape plants that had successfully grown to maturity, became ; 
senescent and died. These were rarely replaced by younger, more vigorous plants. 
There are now entire Pathway planter areas where plants have completely i 
disappeared and replaced by a sterile medium of wood chips. I 

These conditions were described in recent shoreline assessments; some have been 
addressed by City staff and/or contractors. The Pathway landscape, however, 
continues to be affected by the lack of: 1) an operational program that guides staff , 
in their daily efforts, and 2) adequate staff-time and funding to perform tasks 
necessary to maintain the landscape. 

Renewal of the Pathway landscape, if based on a combination of the project's i 
original design concepts and lessons learned during the past fifteen years, would 
help return the Pathway to its award-winning condition. As mentioned above, the 
Pathway's landscape plants are important for their aesthetic qualities as well as for ; 
the protection they give to Carmel's fragile shoreline bluff tops. Steps I' 

recommended for the revitalization of the Pathway landscape are listed below. I 

59 Recreational beach fires are discussed in greater detail in Section 5. jl 
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Landscape Plans and Concepts 

The original plans and design concepts should be reviewed. They were the 
result of a very active process involving a citizen task force, world-renown 
landscape architects, City staff and consultants, along with ideas that grew out 
of several public hearings. Each ·species, its color, size, and location, was 
selected to perform a specific function in the overall landscape design. The 
original Pathway was greeted by wide acclaim and was the recipient of several 
awards. The Task Force understood that not all plants would be successful and 
future adjustments would be necessary. These changes, however, should be 
made with an understanding and appreciation for the project's original design 
intent. 

Plant Selections 

With experience gained during the past fifteen years, the original Pathway 
plant selections can be assessed, perhaps at the rate of one block per year. 
Many plants have been successful; others have not. Some failed to thrive 
because they could not tolerate the harsh forces of nature or the intense human 
impacts that characterize Carmel's shoreline. Others may have failed because 
they lacked proper care. Some of the plants were unable to thrive in their 
planned locale. Others proved to grow too slowly or too tall for their intended 
purpose. All plantings that do not appear successful should be assessed 
according to a standard procedure: 

If a given plant is not thriving: 

• Is it not suitable for its location? 
Perhaps this species will grow well in a different section of the Carmel 
shoreline landscape. 

• Was its failure due to trampling or other human/dog activity? 
Perhaps the addition of guardrails or boulders could help achieve success. 

• Was there a problem with watering or fertilizing? 
These should be adjusted before removing a species from the plant list. 

If, after these assessments, it is determined that a planting should be modified 
or a species replaced, then new plants/species must be selected that fit well 
with the Pathway landscape design criteria, stated above. Any changes to the 
plant selection must be recorded, and periodically considered by the Carmel 
Forest and Beach Commission. 

Carmel-by-the-Sea 
December 2003 

Page 4-16 



Shoreline Management Plan The Carmel Shoreline Landscape I 

Staffing 

Changes to the Pathway landscape should take into account the availability of 
Forest, Parks, and Beach staffmg. New plantings have little value if there is not : 
enough staff (or funding for contract labor) to maintain them. I 

Training 

One key to the success of the Pathway landscape project will be staff training. 
The City's shoreline differs from landscapes in other parts of Carmel. The I' 
important role that the Pathway plays in bluff top protection, the protection of , 
coastal viewsheds and the ability of plants to withstand harsh coastal i 
conditions are concepts in need of discussion. 

The day-to-day work performed by City staff is as important as the I 
deliberations, plans, and reports produced by commissions, task forces, and 
consultants. Most projects will not succeed if on-site workers do not "buy into" 
the plan. Conversely, staff must also be able to share their knowledge and 
insights, often gained through years of field experience. 

4.3.2 Restrooms at Santa Lucia Avenue at Scenic Road) 

The two portable restrooms located along the bluff top near Santa Lucia Avenue 
help meet an important need for ali who visit the Carmel shoreline. The City 
intends to continue use of these temporary facilities until permanent restrooms can 
be built at an appropriate location, somewhere along the shoreline between Eighth 
A venue and the south City limit. 60 

4.4 MANAGEMENT POLICIES 

o Provide adequate facilities that will serve the needs of the public, mitigate 
damage to the environment, and respect the neighborhood. (G4-3) 

• Limit development along the Carmel shoreline to facilities that support i. 

passive and active recreational activities, beach access, bluff protection 
and protection of infrastructure. (04-6 excerpt) 

6° City of Carmel Coastal Land Use Plan (approved June 2003) Policy P4-41 
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o Discourage any further incursion of recreational activities into the 
North Dunes habitat. Sensitive resources in the North Dunes habitat 
area shall be protected. (P4-48) 

• Provide restroom facilities consistent with the volume of people who 
use the beach and Beach Bluff Pathway. (04-7) 

o Retain the existing restroom facility at the Ocean A venue/Del Mar 
parking lot and consider improvements to increase its capacity. (P4-
40) 

o Retain the current second restroom facility at Santa Lucia Avenue 
until it can be replaced by a permanent site. Remove this facility 
upon construction of one or more additional permanent restrooms 
south of Eighth Avenue. (P4-41) 

o Maintain as operational all wash-off stations located adjacent to the 
stairways at Eighth, Eleventh, Thirteenth, and Santa Lucia A venues. 
(P4-55) 

• Perpetuate the mix of native dune and horticultural plants in an informal 
natural beach landscape. (05-3) 

o Sustain and maintain the Beach Bluff Pathway design concept and 
landscape plant selection. Authorize the Forest and Beach 
Commission to review and approve minor design changes and plant 
selections. Require a coastal development permit for significant 
changes or any change that would substantially alter the design 
concept. (P4-13) 

o Evaluate the Pathway landscape, including plant selection and 
associated design elements in consultation with a coastal landscape 
specialist; identify sites that require revitalization and implement 
restoration based on the Pathway Design Plan. Address the most 
severely impacted sites first. (PS-32) 

o Install more seating along the beach pathway. (P4-14) 

o Keep the vegetation on San Antonio A venue near pedestrian access 
easements pruned for safe visibility of pedestrians by motorists. (P4-
6) 

o Continue the use of Monterey cypress as the predominant tree 
species on the beach bluff and North Dunes. The exact number of 

Carmel-by-the-Sea 
December 2003 

Page 4-18 



Shoreline Management Plan The Carmel Shoreline Landscape 

trees may vary over time, but whenever a tree dies or is lost during a, 
storm, replacement trees should be planted in approximately the 
same location. Maintain a low-to-medium density of trees ( 40 to 60 
trees) in the North Dunes. (P5-25) 

o Protect Monterey cypress from structural damage caused by high 
winds. Develop a proactive trimming program to reduce length and 
weight oflimbs and branches. (P5-33) 

o Encourage neighborhood cooperation and volunteers to assist City 1 

staff with the care of the landscape along the pathway. (P5-26) 

o Maintain an attractive mix of plant material that favors native 
species and other drought-tolerant, non-invasive species. (P5-27) ! 

I 
o Encourage the extension of the City's Pathway landscape style onto· 

neighboring properties: 
• Bring all City-owned property along this portion of Scenic Road 

into compliance with the approved Pathway plan. 
• Encourage . private property owners to draw from the broad i 

palette of plants used in the Pathway design. I 
• Make presentations to the Scenic Road Property Owners' · 

Association about this concept and share with the Association the ; 
plant list and a list of local suppliers. 

• Encourage the use of plants from this palette when reviewing I 
projects on Scenic Road through the Design Review processes. 1 

(P5-31) 

• Maintain the vegetation and trees along the shoreline m a safe and 
healthy condition. (05-4) 

o Encourage the use of existing stairs, trails, and pathways, and 
discourage off-trail "short-cuts" on or over the bluff face. Install 
landscaping barriers at each "short cut" on the face of the bluffs and 
immediately restore damaged landscaping. (P5-7) 

I 
o Prune or repair trees immediately following limb failure to mitigate.' 

I 

any safety hazards. At other times, trees may be pruned in i 
accordance with City policy, keeping public safety, access and the! 
tree's health as the primary goals. (P5-34) 

o Pruning of vegetation will be done as needed for the health of the I 
plants. This is a natural landscape and formal garden pruning is to be , 
avoided. The Pathway must be kept clear of overgrowth and periodic I: 

Carmel-by-the-Sea Page 4-19 \ 
December 2003 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Shoreline Management Plan The Carmel Shoreline Landscape 

pruning is desired. However, neat straight edging is discouraged. 
Prevent shrubs from growing too high and blocking views of the 
ocean through the Cypress trees along the Beach Bluff Pathway. 
(P5-35) 

• Ensure that long-term management activities maintain the natural dune 
ecology of Carmel Beach in a manner consistent with public safety. 
Protect areas of the beach from loss of habitat where special status plant 
species are growing. (05-40) 

CJ Restore dune areas to improve habitat for Tidestrom' s lupine and 
other native dune plants. (P5-28) 

CJ Improve habitat values for the preservation of the California black 
legless lizard. (P5-30) 

CJ A void disturbance or degradation of resources when maintenance 
vehicles and equipment enter sensitive habitat areas. (P5-161) 

CJ Retain a qualified botanist to monitor the population of Tidestrom's 
lupine and other special status species on the North Dunes of Carmel 
Beach. The population should be assessed annually (or based upon a 
schedule agreed upon by the Department ofFish and Game, Coastal 
Commission and US Fish and Wildlife Service) to determine if the 
population is stable and if measures to protect the population should 
be instituted. If the population appears heavily affected by public 
use, the City should consider fencing or placing barriers around the 
lupine habitat on the beach. (P5-173) 

• Protect the fragile dunes and sensitive plants in the Del Mar Dunes and 
North Dunes against any significant disruption of habitat values. 
(05-7) 

CJ Prohibit planting and control the spread of invasive non-native 
plants. (P5-29) 

CJ Restore, maintain and enhance the degraded habitat in the Del Mar 
Dunes area to enhance environmental resources and aesthetics. 
Protect sensitive habitat and special-status species through 
development and implementation of the Del Mar and North Dunes 
Master Plan. (P5-42) 
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o Prevent further planting and spread of invasive horticultural species 
within the dunes at Carmel Beach. (P5-174) 

o Remove any non-native invasive vegetation from special status 
habitat to eliminate competition and implement a dune restoration 1 

plan. (P5-175) 

o Implement a Dune Restoration Plan. (P5-176) 

o Minimize spread of non-native plants. (P5-l 77) 

o Conduct black legless lizard surveys and manage appropriately. (P5-
178) 

I 

o Identify, protect and manage Environmentally Sensitive Habitat Areas ! 
(ESHAs) to ensure their long-term integrity and the biological productivity 
of these habitats. (05-12) 

• Monitor, study and develop effective management programs for the 
City's parks and ESHAs. Endeavor to reduce conflicts between 
environmental protection and use of public and private property within 
ESHAs. (05-36) 

o Maintain and enhance the resource value of environmentally 
sensitive habitat areas in consultation with a qualified biologist and 
in coordination with the California Department of Fish and Game. 
Remove any non-native, invasive vegetation from sensitive habitats. 
(P5-159) 

• Reduce the introduction and spread of invasive horticultural species into 
and within identified ESHAs. (05-37 excerpt). 

• Provide beach users with information about Carmel Beach, its 
vegetation, facilities, amenities, and limitations (rules). (04-4 excerpt) 

• Establish a uniform signage program for the beach and bluffs to better 
inform beach users of regulations governing activities on the beach. 
(04-5) 

o Post "beach access/pedestrians only" signs at the top of pedestrian 
easements to help visitors locate these access routes including North 
Dunes access routes and the easement from San Antonio through 
Sand and Sea. (P4-29) 
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o Install signage along Scenic Road to direct traffic and indicate beach 
parking hours. (P4-30) 

o Use as few signs as possible to accomplish the desired purpose. 
Rely on design features and/or public education to influence 
behavior first. Establish standards for the total number of 
informational signs along the shoreline. (P4-31) 

o Consider locating signs at the bottom of the bluff if appropriate. (P4-
32) 

o Use signs that are aesthetically pleasing, easily seen, minimal in size, 
brief in content, of muted color and uniform in design. (P4-33) 

o Post educational/interpretive signs where appropriate along Scenic 
Road and in the North Dunes area. (P4-34) 

o Use international symbols whenever possible, along with a brief 
explanation of prohibitions and Municipal Code Section citations. 
(P4-36) 

o Maintain all signs to ensure that they are legible. Signs that are 
vandalized or defective shall be replaced or repaired as soon as 
possible. (P4-37) 

o Maintain signs at each stairway indicating fires must be at least 
twenty-five feet from the base of the bluffs and that they are not 
allowed north of Tenth Avenue. (P4-38) 

o Use trash containers as a location for educational and regulatory 
signs. (P4-39) 

o Provide signage prohibiting fires in the dunes area. Consider using 
doors on restroom stalls for posting beach rules and regulations. (PS-
40) 

o New development shall minimize risks to life and property, assure stability 
and structural integrity over the life of the development, and neither create 
nor contribute significantly to erosion, geologic instability, or destruction of 
the site or surrounding area. (GS-1) 
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5 RECREATIONAL ACTIVITIES AND EVENTS 

5.1 RECREATIONAL ACTIVITIES 

Carmel Beach and its shoreline area provide opportunities for a wide variety of 
recreational activities. Beach visitors participate in swimming, surfmg, diving, 
jogging, walking, sandcastle building, volleyball, picnics, and other beach-related 
activities. 

Several City facilities and amenities enhance these beach activities. The main 
beach restroom, at the Ocean A venue/Del Mar parking lot, offers restroom 
facilities and changing areas. Four of Carmel's beach access stairways have foot 
wash-off stations (Eighth, Eleventh, Thirteenth, and Santa Lucia A venues). Two 
parking spaces marked white for "loading," located on Scenic Road near Eighth 
and Eleventh A venues, enable people to move supplies to and from their vehicles. 

5.1.1 Regulated Shoreline Activities 

Some recreational activities have significant impacts on the surrounding 
environment and are dealt with by City ordinance. 

Recreational Fires 

Recreational fires have long been part of the Carmel Beach tradition. Histories 
of Carmel's earliest days are full of tales of writers and artists enjoying fires on 
the beach and dunes. As the City's popularity and population grew, it became 
clear that coals and ash from the numerous fires were discoloring Carmel's 
characteristic white sands - portions of the beach and dunes were turning gray. 

As described in Section 2, the beach is cleansed by the natural cycle that 
annually removes sand during winter and re-deposits sand the following 
spring. But this process cleans only a portion of the Carmel's shoreline. Beach 
sands located above the reach of high-energy storm waves, including nearly all 
of the City's dune sands, are not affected by this yearly cleansing. Any 
discoloration of these sands can remain for years. 
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I 
In 1995, the City passed an ordinance to limit the location and size of beach 

1

. 

frres. 61 Fires are now limited to portions of the beach south of Tenth Avenue · 
and west of the high tide line, where white beach sands may be cleansed and/or :. 
renewed by daily or monthly tidal cycles, or by the annual onshore/offshore : 
sand cycle. According to Carmel Police Department personnel,62 this ordinance 
has reduced many problems associated with shoreline recreational frres: 

• frres are no longer permitted in the dunes; and 
• people no longer remove live wood from trees and bushes for use as fuel. 

The City's current beach fire ordinance also restricts the building offrres closer 
than 25 feet from "any wall, vegetation or combustible material not intended to 1 

be used in the frre." This has significantly reduced the potential for beach frres 
to spread, endangering neighboring areas. In spite of the success of the 1995 
ordinance, Carmel Beach sand south of Tenth Avenue remains discolored from 
spring through late fall. 

The existing program represents a compromise between two competing values: 
the tradition of building recreational beach frres vs. the purity of Carmel's 
signature white sands. Extending the area where frres may be built would 
enhance one value at the expense of the other. 

The City has attempted to use concrete frre rings at several sites, but these have 
not proven successful. The heavy rings were difficult to move when threatened 
with either burial by sand or inundation by seawater. They also tended to be 
used as receptacles for trash and broken bottles. 

Other Activities 

The City allows alcohol on Carmel Beach, but camping and overnight sleeping 
on the beach and dunes are prohibited, as is the use of unauthorized vehicles. 
Riding a horse, mule, or donkey, is lawful if it occurs seaward of mean high 1 

water, though access to the beach may be difficult.63 Operation of motorized 
personal watercraft (including jet skis) anywhere in Carmel Bay is prohibited 
by Monterey Bay National Marine Sanctuary regulation. 

Many people bring dogs to Carmel's shoreline area. On Scenic Road, dogs 
must be leashed, but on Carmel Beach they need only to be under voice 

61 Carmel Municipal Code Section 8.32.160 
62 Carmel Police Sergeant Terry Chandler (pers. comm.) 
63 The ordinance cited describes suitable beach access at Santa Lucia Avenue. In the years since 
that ordinance was approved, storm damage and the City's repairs have made Santa Lucia 
Avenue unsuitable for equine access. 
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control. As in all parts of the City, people must pick up and properly dispose of 
their dog's wastes. The City has installed dispensers for special plastic waste
disposal bags ("Mutt-Mitts") near the top of each beach access stairway along 
the Pathway. 

5.2 SPONSORED EVENTS 

People may hold private events on Carmel Beach, including parties and weddings. 
Any event attended by more than 50 people, or that uses commercial- or City 
support, requires a Cam1el Special Event Permit, as described below. 

Every year, the Carmel shoreline becomes the site of several public events. All 
events are free admission and open to the public. Popular activities, including the 
Fourth of July and the Great Sand Castle Contest, intensify traffic and parking 
conditions and require enhanced City support services (e.g. additional trash 
collection services, increased removal of litter and trash from the beach, and 
placement, servicing and removal of a significant number of portable restrooms ). 

Each public event requires a Special Event Permit from the City. Event sponsors 
must make a presentation to the Special Events Committee, describing their event. 
Sponsors must also submit plans for parking, trash collection/recycling, portable 
toilets, and beach/vegetation monitoring. The City's Special Events Committee 
has oversight responsibility for each event and prepares an "after-event" impact 
analysis report. 

A list of Carmel's annual Special Events appears in Table 3, following: 
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Table 3 - ANNUAL SPECIAL EVENTS 

Event 
Resolution Run 

Kite Festival 

· Surf-About 

Fourth of July64 

Movies on 
the Beach 

Great Sand 
Castle Contest 

Date 
January 1st 

Spring 

Spring/Summer 

July 4th 

Summer 

Fall 

Location 
Scenic Rd, south 
of Eighth Ave. 

Cannel Beach 

Cannel Beach 

Cannel Beach 

Thirteenth Ave. cove 

Cannel Beach 

Description/ 
Impact on Traffic 
and Parking 
A 5K-10K Walk-Run/ 
~alhnpacton 

traffic and parking 

Kite flying for children 
and adults/Increased 
traffic and parking. 

Surfmg contest/ 
Minimal hnpact on 
traffic and parking. 

Beach activities/ 
Restrictions on traffic 
and parking.65 

Evening films/ 

Minimalhnpacton 
traffic and parking. 

Sand castle building/ 

Increased traffic and 
parking. 

64 The Fourth of July celebration on Carmel Beach is not an organized/sponsored event. Use of 
fireworks on Carmel Beach is prohibited (CMC 8.32.170). 
65 During Fourth of July, travel and parking are restricted on Scenic Road and on portions of 
Ocean, San Antonio, Carmelo, Eighth, Thirteenth, and Santa Lucia Avenues. Check with CPO 
each year. 
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5.3 MANAGEMENT POLICIES 

o Provide for a wide variety of passive and active recreational experiences for 
all beach users while protecting the resource values of beach environs. ( G4-
4) 

• Maintain the City's beach, park and open space resources in a manner to 
encourage use and enjoyment by residents and visitors. (04-9) 

o Establish and maintain in public ownership the entire sandy beach 
on Carmel's shoreline from the north to the south City boundary. 
(P4-45) 

o Allow surfmg, hiking, picnicking, horseback riding, and typical 
beach games, such as Frisbee and volleyball on the beach without 
restriction. Allow dogs on the beach when on a leash or under voice 
control. Require dogs on the Beach Bluff Pathway to be on a leash. 
However, if the dog policy combined with educational efforts does 
not promote a safe environment for beach users and dogs,_ a leash 
law for certain times should be considered. (P4-47) 

o Prohibit percussion instruments on Scenic Road, the Beach Bluff 
Pathway, and beach bluff without a permit. Prohibit sound 
amplifying equipment on the City Beach without a permit. (P4-49) 

o Prohibit sales or other commercial activities on Carmel Beach, along 
the bluff or in the Ocean A venue/Del Mar parking lot. (P4-50) 

o Prohibit overnight camping on any portion of the beach and bluffs. 
(P4-51) 

o Allow alcohol consumption on the beach untillO:OO p.m. (P4-52) 

o Prohibit bicycles and skating on pedestrian access easements 
between Scenic Road and San Antonio A venue and on the Beach 
BluffPathway. (P4-53) 

o Prohibit private dune buggies and motorized marine vehicles on the 
beach. (P4-54) 
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o Implement procedures and regulations for temporary events on the 
beach that will protect public access and environmental resources. : 
(P4-56) 

o Prohibit motorized vehicles and motorized recreational equipment I 
on Carmel Beach, sand dunes and other City owned parkland. This 1 

prohibition does not apply to city and contracted maintenance 1 

vehicles or public safety vehicles. (P5-24) 

• Allow beach users the opportunity to enjoy a fire for warmth or 
cooking, while protecting the sand from degradation. (04-10) 

o Allow beach fires until 10:00 p.m. south of Tenth Avenue but at 
least twenty-five feet from the base of bluffs. Install appropriate 
signage to indicate this distance and time limit and to indicate 
methods for correct extinguishing of fires with water. (P4-57) 

o Continue Police Department enforcement of the no-fire regulation 
north of Tenth Avenue and especially in the North Dunes and Del 
Mar Dunes areas. (P5-41) 

Carmel-by-the-Sea Page 5-6 1 

~ember2003 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Shoreline Management Plan Carmel Shoreline Erosion and Response 

6 CARMEL SHORELINE EROSION AND RESPONSE 

Like most of coastal North America, Carmel's shore has experienced significant 
erosion during at least the past century. Even though it is protected by granite 
headlands at each end, Carmel Bay faces toward the west-southwest, and receives 
nearly the full brunt of high-energy winter storm waves. 

6.1 EROSION HISTORY 

Johnson (1984) reviewed reports describing damage from Monterey Bay/central 
California storms that occurred between 1910 and 1983. Over the past two 
decades, Carmel's shoreline has been severely damaged by storms associated with 
the El Nifio weather patterns. The most recent El Nifio periods (Winters of 
1982/83, 1986/87, and 1997 /98) were characterized by extended periods of heavy 
rain, strong winds, and high surf. The extensive damage during these El Nifio 
winters resulted, in part, from the nearly continuous battering of the shoreline by 
powerful storm waves and the weakening of water-saturated beach bluffs. During 
the 1982/83 El Niiio period, severe winter storms struck Carmel nearly every ten 
days. More sand was removed from the beach than at any previous time in the 
memory oflong-term residents or documented history. 

_____ ...,..._ 

Photo 8- Severe Erosion and Boulder Migration at Tenth Avenue (North) 
Stairway 
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6.2 EROSION PROCESSES 

Erosion of Carmel's shoreline can be divided into two distinct categories: beach 
erosion and coastal bluff and dune erosion. 

6.2.1 Beach Erosion 

Short-term Erosion 

As described in Section 2, Carmel Beach experiences seasonal changes in sand, 
volume. The "constructive" low-energy waves during the spring and summer 
months and the "destructive" high-energy waves, from late fall through early 
spring, combine to create the beach's annual onshore/offshore sand cycle. In 
this cycle, beach erosion during the winter is usually offset by beach-building 
("accretion") during the summer. After a severe El Niiio winter, more than a 
single year of accretion may be required before the beach returns to its 
"normal" level. 

In contrast to its characterization, "short-term" beach erosion can have 
significant and long-lasting impacts on Carmel's shoreline. Low winter beach 
sand levels can make both vertical and lateral beach access difficult, 
hazardous, or even impossible (see Sec. 3). In addition, low beach levels 
reduce the ability of sand to absorb the impact of incoming storm waves. This 
allows waves to strike Carmel's shoreline bluffs, dunes, and structures (i.e. 
stairways, seawalls, storm water outfalls, etc.) without the buffering protection 
of beach sand. Finally, low winter sand levels may threaten seawalls, 
stairways, and other structures, by exposing their supporting base and footings 
directly to the tremendous power of winter waves. 

Long-term Erosion 

Along some shorelines, the annual onshore/offshore sand cycle becomes out
of-balance, resulting in a long-term sand deficit. This produces a beach that 
grows narrower and, in extreme cases, eventually disappears, leaving boulders, 
cobbles, and bedrock. Unlike the short-term erosion described above, this long
term erosion cannot be remedied by seasonal coastal cycles. 

Long-term beach erosion may sometimes be caused by an interruption in the 
beach's sand supply. Though the full details of Carmel's sand supply are not 
well understood, long-term beach loss due to sand supply interruption is not 
likely. 
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A more common cause of long-term beach erosion is the loss of sand 
associated with seawalls and revetments. This phenomenon can best be 
explained by understanding that as an unprotected shoreline erodes, its beach 
width tends to remain roughly the same6 

- it is usually the bluffs and dunes 
behind the beach that erode (see below). Over time, the resulting beach appears 
to move farther inland. When encountering a hard (and less erodible) structure 
at the back of a beach, high-energy storm waves tend to erode the easily
moved sand grains in the immediate vicinity. Eventually, the area seaward of a 
hard structure will be denuded of beach sand. This "fixing" of the back-beach 
will occur whether the hard structure is a "natural" rock, an engineered rock 
revetment, or a reinforced concrete seawall. This is one of the reasons that 
broad beaches rarely form along rocky points. This process also acc.ounts for 
the "peninsula effect," by which the hard, protected portion of a shoreline is 
left protruding seaward while the more-erodible adjacent areas are eaten away. 

Long-term erosion via back-beach fixing has been reported along other 
shorelines, but has not yet been documented at Carmel. Storlazzi and Field 
(2000) analyzed aerial photographs from 1949, 1970, and 1990, and stated that 
Carmel Beach "has narr~wed noticeably in the last 40 yr." Unfortunately, their 
study lacked important information (tidal conditions) required for a clear and 
accurate assessment. 

Accurate information about whether Carmel Beach (or even a portion of the 
beach) is experiencing long-term erosion will be an important tool in the City's 
shoreline management program. Steps required to obtain the necessary data are 
discussed in Section 8. 

6.2.2 Coastal Bluff and Dune Erosion 

All coastal bluff erosion is long-term. Unlike the beach sand, Carmel's coastal 
bluffs cannot easily be replenished by natural cycles. Bluffs and dunes that were 
built by meteorologic and geologic forces over millennia can be eroded or lost by 
storms lasting just days or even hours. Long-term coastal bluff erosion at Carmel 
was documented by Johnson (1984), who analyzed maps and aerial photographs 
spanning a 75-year period (1908 to 1983). He determined that Carmel's coastal 
bluffs had eroded at a rate of 0.4 feet/year in the north and 0.3 - 0. 7 feet/year in 
the southern portion. Analysis of aerial photographs showed several periods of 
extreme bluff erosion, including the loss of at least 20 feet of bluff (near 
Thirteenth Avenue and near Martin Way) between 1968 and 1970. 

66 This assumption is valid only if such factors as sand availability and wave intensity do not 
change. 
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The best-documented erosion of Carmel's coastal bluffs occurred during the El 
Nifio storms of 1982/83. Johnson (1984) recorded several areas of significant 
eroswn: I 

• loss of 20 feet of bluff north of Eighth A venue; 
• loss of25 feet ofbluffbetween Tenth and Eleventh Avenues; 
• loss of30 feet ofbluffbetween Eighth and Ninth Avenues; 
• loss of 30 feet of bluff near Santa Lucia Avenue; and 
• loss of 40 feet ofbluffbetween Ninth and Tenth Avenues. 

Wave-caused Bluff Erosion 

At Carmel, the primary cause of coastal bluff and dune erosion is wave attack. 
The same high-energy storm waves that remove sand from the winter beach are 
responsible for eroding the City's coastal bluffs and dunes. As described 
above, Carmel's bluffs become even more vulnerable to erosion once the beach 
sand has been scoured. 

Not all locations along Carmel's shoreline are equally vulnerable to erosion. 
Factors such as sand level, rock type, and the presence of faults or joints, may 
increase the severity of erosion at specific sites. 

An additional factor may be the orientation of exposed outcrops of sandstone 
bedrock on the beach. These large rocks are located seaward of the coastal 
bluffs. They are usually hidden under many feet of beach sand, and are only 
exposed during the harshest winters. Johnson (1984) noted that deep channels 
exist between some of these bedrock outcrops. These "re-entrants" lie 
perpendicular to the beach bluffs. They may act to direct and focus wave 
energy toward specific locations along Carmel's coastal bluffs, Scenic Road 
and City infrastructure, producing more severe erosion or damage. 

Lateral Current-caused Bluff Erosion 

Johnson (1984) also described a fast moving "inshore current" that flows 
laterally along the beach, eroding material from the base of Carmel's bluffs. 
This current apparently becomes trapped between the naturally occurring sand 
berm and the bluff face. It moves along the bluff face toward the south end of 
Carmel Beach, which is at a slightly lower elevation. City personnel have 
observed this lateral current causing severe erosion at certain locations along 
the Carmel shore. When present, the lateral flow also creates difficult or 
hazardous conditions for people attempting to use several beach access 
stairways. 
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Storm Water Drainage-caused Bluff Erosion 

Another force known to cause significant shoreline erosion is excessive storm 
water runoff. During the 1982/83 El Nifio storms, heavy rains overwhelmed 
the City's storm water system. Uncontrolled storm water flows washed away 
portions of the City's coastal bluffs and undermined beach access stairways. 
The impact of storm water runoff on Carmel's coastal bluffs is described in 
more detail below. 

6.3 RESPONSES TO EROSION 

For over 40 years, Carmel has responded to threats of coastal erosion with a 
number of ef~ective public works projects. 

6.3.1 Storm Water Runoff Control 

Carmel's shoreline is at the bottom of a large hill and receives storm water runoff 
from the City's streets and drains above. Before 1983, the City's storm water 
system actually contributed to coastal erosion. This became most evident during 
the 1982/83 El Nifio storms: 

• All of the existing storm water pipes were undersized;67 

• In some areas, Scenic Road sloped away from its drain inlets, allowing 
water to pond along the seaward curb; and 

• The high seaward curb (8-12 inches) had openings at each beach access 
stairway, allowing storm-water runoff to flow down stairs and then onto the 
beach or adjacent bluffs. This redirected storm water caused bluff erosion 
that undermined the stairways. 

Between 1983 and 1988, the City remedied these problems during Phase I of the 
Carmel Beach Rehabilitation Project. Based on a storm water flow study by 
Carmel's City Engineer,68 Scenic Road was re-paved and its seaward curb was 
redesigned to drain more efficiently. The entire Scenic Road storm water system 
was completely rebuilt, utilizing larger drainpipes and catch basins, and placing 
outfalls in locations where storm water runoff would not erode the bluffs or cause 
damage to access stairways.69 The City's Department of Public Works instituted a 

67 In one case, water in a large-diameter pipe flowed into a pipe of smaller diameter. 
68 1983 Drainage Study for Carmel-by-the-Sea. Neill Engineers. The City's storm water drainage 
s~stem was studied again by the City Engineer in 1995, and updated in 1997. 
6 Redesigning the City's storm water drain system was one of the most important features of the 
Carmel Beach Rehabilitation Project. During the 1997/98 El Nino storms, more rain fell than 
during the '82/83 storms, but without any damage caused by excessive runoff. 
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beach area maintenance program that included the cleaning of debris from 1
1 

protective grates, ensuring that storm water would flow directly into the new I 
d 

. ro 1 

ramage systems. 

Storm water runoff also eroded bluffs at locations where protective vegetation had : 
been destroyed by people walking or climbing on Carmel's fragile coastal bluffs 
("bluff-cutting"), instead of using the stairways. The City's program of building . 
convenient beach access stairways and using plants, boulders, and guardrails in its I 
landscaping significantly reduced the overall incidence of bluff-cutting, reducing i 
the vulnerability of its coastal bluffs to erosion from storm water runoff. 

As described in Section 3, pedestrian pathways along Ninth, Tenth, Eleventh, and I 
Twelfth A venues were designed to also carry storm water runoff between San 
Antonio Avenue and Scenic Road. Each pathway/drainageway directs runoff : 
water into a drain inlet at Scenic Road. Near the western end of the Eleventh 
Avenue pathway/drainageway, a large Monterey cypress tree interferes with the 
efficient drainage of storm water. In response, the City installed a special drain 
inlet that can be opened prior to each rainstorm and then closed after the storm has 
passed. This task is performed by personnel from the Department of Public Works 
who also install a special barrier with hazard lights over the open drain inlet. 

At least half the water captured by the City's storm water runoff system discharges 
onto Carmel Beach through 19 outfalls of varied design and composition (Fig. 8). . 
To prevent erosion of beach sand and soft bedrock, the City has placed boulders 

1 

under selected outfalls to dissipate the erosive energy of storm drainage water.71 

Storm water runoff often transports debris into the ocean. In keeping with Federal 
requirements to remove all gross pollutants 72 and greatly reduce the amount of 
suspended solids that would otherwise flow into Carmel Bay, the City installed 
Continuous Deflection Separation (CDS) units into its storm water system. Since 
2001, CDS units have been effectively removing debris from Carmel's two largest 
storm water outfalls: at the foot of Ocean Avenue and at the intersection ofFourth 
and San Antonio A venues. 

6.3.2 Sand Redistribution 

Beach sand plays a critical role in the protection of Carmel's shoreline (Sec.s 2 
and 6). Since the early 1960s, Carmel has used heavy equipment to redistribute 

70 The peak period for storm drain system monitoring and maintenance begins in late fall, prior to 
the winter storm season. Monitoring continues throughout winter. 
71 Many storm drain outfalls drain onto natural rock. 
72 Gross pollutants are defined as debris (including paper, plastics, cans, bottles, etc. and natural 
material) that is greater than five mm in size. 
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beach sand, moving it from the lower beach to the upper beach. Originally, this 
procedure was used only along the beach below the Ocean A venue/Del Mar 
parking lot. Sand was pushed up the hill during late spring/early summer, to 
compensate for sand that would be moved downhill by foot traffic. By the end of 
summer, a significant portion of the bulldozed sand was again returned back to the 
lower beach. 

Since 1984, the City has expanded its sand redistribution program, using 
bulldozed sand to cover the numerous rock revetments (described below) installed 
along the shoreline. Covering revetments with sand achieves two goals. It 
enhances the aesthetic appearance of Carmel Beach by camouflaging a pile of 
hard-edged boulders under a thick layer of white beach sand.73 It also returns to 
safe public use an area previously occupied by rocks and voids. 

The covering of revetments is not ordinarily recommended. In his final report on 
the Carmel's Phase I Beach Rehabilitation Project, Johnson (1984) cautioned that: 

"(f)illing in the voids of the rip-rap will reduce the efficacy of 
the revetment somewhat. The voids absorb some of the wave 
energy that reduces wave run up and reflected wave energy. 
Generally, however, if the material filling the voids is not 
solid, e.g. concrete or tightly compacted soil, the waves soon 
remove the material and allow the (revetment) to function as 
designed." 

Photo 9 - Sand Redistribution 

73 During its sand redistribution program, the City covers each revetment with at least three feet of 
sand. 
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Carmel's use of sand to cover its revetments has, thus far, proven successful. From 
late spring through early winter, the public has regained the use of beach land that 
might have otherwise been lost. During severe winter storms, bulldozed sand is 
rapidly stripped from each revetment, allowing the structure's boulders and voids 
to reflect and absorb the force of incoming waves. The California Coastal 
Commission has accepted Carmel's revetment camouflaging as mitigation that 
helps offset potential adverse impacts (i.e. loss of beach access) associated with 
revetment installation. 

Recently, the City began using its sand redistribution program to address problems 
caused by ponded water on Carmel Beach. 74 In 2001, the City used a bulldozer to 
cut a channel through the berm, allowing ponded water to drain back <?Ut to the: 
ocean. In areas where ponded water had gathered at the base of a stairway, 
preventing beach access, the water was drained and then sand was moved laterally 
to level-out these low areas, returning beach access to the public. 

During recent years, the City has moved only sand that was located above the high 
tide line. The actual volume of sand moved each year varies according to several 
factors, including the amout?-t of sand already on the upper beach, the degree ofl 
revetment cover needed, and the amount of lower beach sand available for 

1 

movement. For example, the need for sand redistribution following a mild winter: 
will be less than after a severe winter. The City estimates that the amount of sand 
moved varies between 50,000 - 100,000 cubic yards, depending on conditions. 
Carmel Beach sand redistribution usually requires two to three weeks to complete. 

Because sand redistribution is conducted early in the natural beach-building 
process, removal of sand from the lower beach apparently does not contribute to 
any significant beach erosion. In fact, the amount of sand on Carmel Beach 
continues to build during the remainder of summer. By the end of the peak beach
use period (mid-September), some of the sand that had previously been bulldozed 
uphill will have returned back down to the lower beach where it will now be ready , 
to absorb the impact of upcoming winter storm waves. 

6.3.3 Shoreline Armoring 

Since the 1930's, the City has built seawalls, retaining walls, and rock revetments 
to protect portions of its shoreline bluffs (see Fig. 8). Most of these structures are 
located along the southern half of Carmel Beach, from Eighth A venue to the City 
limit south of Martin Way, where they line nearly the entire shoreline. 

74 Described in Section 2.2.3 
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Seawalls and Retaining Walls75 

Approximately 50% of the City's shoreline protection structures are seawalls. 
They are visible at all times, and contribute to the Cannel Beach visual 
experience. Some of Cannel's earliest shoreline walls were built of local 
"golden granite" rocks, held together by mortar. More recently, walls have 
been built of reinforced concrete and faced with golden granite. Many of the 
City's coastal walls are built upon a foundation sunk deep into the bedrock and 
some ofthese walls have "tie-backs" that anchor the wall into the bluff. 

All coastal walls are outfitted with ample "weep holes" to promote drainage. 
This helps relieve the tremendous pressure caused by the build-up of water
laden soils behind the wall, which could cause the wall to lean or collapse. 

In general, Carmel's seawalls and retaining walls have held up well under the 
onslaught of coastal storms. The City's only major seawall loss proved the 
need for solid design and construction. In 1978, a newly built seawall76 was 
struck by storm waves. When built, this wall's footing was not founded into 
bedrock along its complete base. Waves first undermined the wall's base where 
it bridged over the sand; once this section failed, the rest of the wall was soon 
destroyed. All seawalls and retaining walls built since are completely founded 
into the underlying bedrock. 

At the extreme north end of Cannel's beach lands is a privately owned seawall. 
It was originally constructed in 1983 to protect the owner's property against 
further wave attack and additional bluff erosion. Over the ensuing years, this 
wall was modified several times in an attempt to improve its structural stability 
and appearance. 77 In 1999, Cannel accepted, in fee title, beach lands seaward 
of this wall, legitimizing the prescriptive right of public access that existed 
across this area of the beach. The City is committed to maintaining unimpeded 
public access and use of the entire beach from the south to north City limits. 

Revetments 

Since 1978, the City has installed rock revetments to protect nearly one-.quarter 
of its total shoreline. All of Cannel's rock revetments are located along the 

75 The City classifies a wall whose footing will be reached by seawater under normal tidal 
conditions, and whose purpose is to protect the bluff against direct wave impact, as a "seawall." 
A wall built higher on the bluff that is only exposed to ocean spray or wave splash, and that is 
designed to retain or support bluff soils, is classified as a "retaining wall." 
76 Located south of 12th Avenue Point. 
77 Copies of engineering and landscaping plans for this private seawall are recorded with the 
Carmel Department of Community Planning and Building. 
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shore south of Ocean Avenue (see Fig. 8). Some early revetments consisted of 
rocks dumped up against the bluffface.78 

-' 
--- ~~:;;,.~--~ 

Photo 10 -Shoreline Armoring Along Carmel Beach 

In 1983, Carmel responded to extensive shoreline bluff damage (from the 
1982/83 El Nino storms) by installing several engineered revetments. 79 These 
were designed by the City's consulting engineering-geologist, Rogers E. 
Johnson & Associates. Their size, shape, and slope were based on calculations 
that predicted the size of waves expected to strike the toe of each revetment. 
The lowest course of boulders was placed into a "keyway" dug into the 
bedrock at the base of each structure. Filter fabric was laid down before 
placing the boulders to allow the free flow of water in and out of the structure, 
and reduce the erosion of sand or bluff soils.80 Within two summers, these 
structures were completely covered by sand as a result of the beach's natural 
sand deposition processes and the City's extensive sand redistribution
bulldozing efforts. In the years since their installation, these revetments have 
remained mostly hidden from view. During most years, few Carmel Beach i 

visitors are aware of their presence. 

Revetments are made of hundreds or more individual boulders, ranging from 
700 lb. core stones up to larger "armor" stones typically weighing as much as 

78 These have all been replaced by engineered revetments or seawalls. 
79 These engineered revetments were installed in 1983/84 during Phase I of the "Carmel Beach 
Rehabilitation Project." 
80 All work was conducted under the guidance of a certified engineering geologist. 
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five tons. A revetment's bluff protection abilities are due to a combination of 
factors, including the irregular surfaces of each boulder and the spaces 
("voids") between them. As a wave strikes the revetment, its energy is quickly 
dissipated by reflecting off the many boulder faces. At the same time, wave 
energy is absorbed by the void spaces between boulders. 

A revetment's individual boulders eventually respond to the forces of wave 
action and gravity. Over time, boulders can be expected to change position. 
Some boulders may eventually "migrate" seaward, away from the revetment 
(Photo 8). Movement of the keystones (those boulders located at the base of a 
revetment) can drastically change the entire revetment structure and critically 
compromise its erosion-protection abilities - as well as public safety. 
Maintenance of the City's revetments is described in Section 8. 

6.4 FUTURE PROJECTS 

6.4.1 Future Shoreline Armoring 

Carmel's seawalls are a collection of structures built in different years, using 
varied techniques. Because of their age, the earliest walls were built using 
materials and techniques that do not meet current standards. 81 It is reasonable to 
expect that some existing walls, especially the oldest ones, will need repair or 
eventual replacement. Because coastal erosion often damages unprotected bluffs 
and dunes adjacent to armor structures, it is also likely that the ends of some older 
seawalls may need to be extended at some future date. Consistent with the Coastal 
Act, new armoring will occur only if existing coastal structures, accesses or 
infrastructure become threatened by erosion. 

Carmel's shoreline revetments were all built within the last two decades and all 
were engineered to meet current standards. Maintenance of existing revetments 
should be anticipated (see Sec. 8). After exposure to winter storm waves, some 
revetment boulders may need to be repositioned. And, as with seawalls described 
above, the unprotected bluffs adjacent to existing revetments may eventually 
require additional protection. 

South of Eighth A venue, only one area remains unarmored by either wall or 
revetment: the section between Twelfth A venue and the Twelfth A venue 
promontory. This area is characterized by high, steep bluffs that may be protected 
from direct wave attack (by the Twelfth Avenue point), but are exposed to 
scouring by the laterally flowing inshore current (described in Sec. 6). This area 

81 Some of these early walls were built without engineering plans. 
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may be a future candidate for some form of shoreline armoring to protect the 
Pathway and beach access facilities from bluff erosion. 

Accurate prediction of future events is not possible. In addition, there is no way to 
guarantee that existing walls and revetments will continue to protect against 
storms of unexpected intensity. Scientists who study coastal-related phenomena 
warn that higher sea levels and less predictable weather patterns may be expected 
during this century. 

City policies allow permanent structures to be built on the beach only when 
required to protect existing structures in danger from erosion and when designed 
to eliminate or mitigate adverse impacts on local shoreline sand supply. The 
design of new shoreline structures must be consistent with the aesthetic character 
established by existing structures. City policy also calls for the evaluation of the 
potential to replace its existing shoreline revetments with vertical seawalls and to 
reduce the amount of sandy beach covered by revetment structures. 82 

The City is committed to protecting the Carmel shoreline and its access facilities, 
along with Scenic Road, its houses and infrastructure. As new shoreline challenges 
arise, the City will evaluate each situation and respond with appropriate measures 
that are in keeping with its approved coastal policies. 

6.4.2 Beach Nourishment 

As discussed throughout this Shoreline Management Plan, Carmel's beach sand 
plays an essential role in protecting its shoreline from erosion. The City has 
always depended upon natural processes (see Sec. 2.2) to transport sand onto 
Carmel Beach. 83 During the past few decades, other coastal communities, 
however, have conducted "beach nourishment" programs to bring additional sand 
to their shores. Some use trucks to import sand from a different location, while 

1 

others, like the nearby City of Santa Cruz, use dredges and pumps. There are even 
a few communities on the East Coast that bring up sand from offshore sand bars. 

It is City policl4 to explore the feasibility of beach nourishment if long-term 
shoreline monitoring determines that Carmel Beach is losing significant volumes 
of sand or that the beach is becoming demonstrably narrower. 

82 City of Carmel Coastal Land Use Plan (approved June 2003) Policies PS-6, -11, -12, -15, and-
17. 
83 Carmel's sand redistribution program moves sand that is already on the beach to areas where 
it can bring the most benefit; this process does not import any "new'' sand to the shoreline. 
84 City of Carmel Coastal Land Use Plan (approved June 2003) Policy PS-20. 
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To be considered successful, a beach nourishment program would need to match 
Carmel's characteristic beach sand. This task might be both difficult and 
expensive-but importing new sand that differs in color or texture from Carmel's 
native sand would be extremely unpopular. 

One possible source of suitable sand might be the subtidal sand bar understood to 
exist just offshore from Carmel Beach. This sand bar is thought to be the 
repository of the white sand that moves onshore and offshore during the beach's 
annual sand cycle. At present, there have been no detailed oceanographic studies 
that document the location, size, or dynamics of such a sand bar, but future study 
might help the City understand this potential sand source. Movement of any 
offshore sand onto Carmel Beach would, of course, be expensive, but might 
appear worthwhile if Carmel ever shows signs of permanently losing its beach 
sand. 

Beach nourishment should also not result in environmental degradation, nor 
conflict with the goals and policies of agencies responsible for protecting local 
offshore habitat, including the Monterey Bay National Marine Sanctuary and the 
California Department of Fish and Game. At present, the environmental and 
recreational impacts of using nearshore sand for beach nourishment are not 
understood. 

6.5 MANAGEMENT POLICIES 

• Continue implementation of the Shoreline Emergency Action Response 
Plan to minimize the dangers to public safety and facilities that may be 
caused by winter storms or other natural disasters. (05-5) 

o Prepare as-built plans showing the extent of all armoring in the SMP 
plan area in relation to the existing topography and oth~r relevant 
features (including the top of bluff, base of bluff, sand-bluff 
interface, sandstone platforms, Scenic Road, Scenic Road pathway, 
and utilities in the Scenic Road rights-of-way, etc). The as-built 
plans shall indicate vertical and horizontal reference distances from 
the surveyed benchmarks to the survey points on each structure for 
use in future monitoring efforts. (P5-4) 

o Construct new shoreline armoring in areas previously unprotected 
only when required to protect existing structures in danger of erosion 
and when designed to eliminate or mitigate adverse impacts on local 
shoreline sand supply. Require any approved structures to include 
native landscaping (screening), be visually compatible with existing 
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seawall designs, address drainage, incorporate visual mitigation, 
sand coverage for revetments, and golden granite facing for ! 
seawalls. (PS-6) 

o Evaluate the storm-water outfall system for purposes of reducing 
impacts to the beach environment. Consider options to modify 
and/or remove outfalls from the beach and replace or retrofit storm , 
drains with filters or treatment devices to reduce impacts on the 
shoreline environment. (PS-9) 

o Runoff from storm water outfalls shall be conveyed onto Carmel 
Beach in a non-erosive manner (i.e. runoff shall be discharged so as 
to minimize erosive forces.) (PS-10) · 

I 
o Prohibit any construction of substantial or permanent structures on i 

the beach or within Carmel Bay except where required to protect 1 

existing structures in danger from erosion. Require design review for : 
any structure proposed and minimize conflict with the scenic and 
aesthetic character of the shoreline environs through such review. i 

(PS-11) 

o Ensure that the design of seawalls and engineered revetments are 
consistent with the aesthetic character of established structures. 
Continue to use golden granite (or better materials) for exposed 
vertical seawalls in locations where shoreline protection has been 
determined necessary. If vertical seawalls are not feasible, but 
engineered revetments may be feasibly installed, minimize the 
seaward encroachment of these structures and reduce the visual 
impact by burying stone revetments with beach sand and/or topsoil 
and native landscaping. (PS-12) 

o Evaluate the potential to replace existing revetments with faced . 
vertical seawalls or sea walls designed to mimic the natural bluff 
face, to reduce sandy beach area coverage and the need for sand 1 

bulldozing. All replacement structures must be found compatible 
with the areas' aesthetic qualities. Recognize that physiographic 
conditions may dictate a better alternative (e.g. when a specific area 
of the beach is more susceptible to reflected wave energy and 
consequent accelerated scour). (PS-15) 

o Any project (including but not limited to repair, maintenance, 
expansion, modification, or replacement) involving the shoreline 1 

armormg structure that extends along the Carmel Beach bluff 1 
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southeast from the mouth of Pescadero Creek shall requrre the 
fas;ade to use materials that are complementary to shoreline armoring 
structures located along the Carmel Beach bluff south of 8th A venue. 
(PS-17) 

o Maintain records of the volumes of sand moved and the volumes 
needed to cover each engineered revetment. When revetments fail or 
need to be substantially reconstructed or replaced, consider vertical 
seawalls as a preferred alternative unless monitoring data and/or 
engineering requirements favor an engineered revetment design. 
(PS-22) 

o Where unavoidable, minimize and mitigate all impacts to both 
marine and terrestrial resources when performing sand 
redistribution. (PS-23) 
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7 PUBLIC SAFETY 

Cannel's shoreline presents challenges to public safety that are unique to coastal 
areas. The very combination of ocean and shore that attracts so many people to the 
coast can also pose potential dangers. 

7.1 RECREATIONAL HAZARDS 

Cannel's white sand beach, clear waters, beautiful vistas, and proximity to town, 
combine to make this site one of central California's most popular coastal 
recreation venues. Throughout the year, many people engage in water sports, 
including wading, swimming, kayaking, surfmg and wind-surfmg. These activities 
are sources of enjoyment for residents and visitors alike; they also represent very 
real dangers. 

Conditions at Cannel Beach are no more dangerous than those encountered at 
other open-coast central California beaches. The level of potential hazard depends 
upon an individual's experience, skill level and physical conditioning, as well as 
environmental conditions (i.e. water temperature, wave size and energy, presence 
of undertow or rip current, etc.). People engaged in these activities do so at their 
own risk. 

The City of Carmel, like many other local coastal municipalities, does not provide 
on-site lifeguards. The City has posted warning signs on all beach-access 
stairways and sand ramps. These signs, approved by the State of California 
Attorney General's office, provide warning of hazardous shoreline and ocean 
conditions and notify visitors that the beach has no lifeguards. 

When emergencies occur along the shoreline, a telephone call to 911 will alert the 
appropriate emergency personnel. With current technology, many emergency calls 
are made with mobile phones, but some parts of the Carmel shoreline have poor 
cell phone reception. In response, the City has recently installed emergency phone 
stations at two locations along the Carmel Beach Bluff Pathway: at Eighth and 
Thirteenth A venues. These phones are connected directly to the Carmel Police 
Department dispatcher. Information about an emergency will then be forwarded to 
the Carmel Fire Department, which is the primary responder to any medical or 
rescue emergency on the beach. Emergency calls can also be made from a pay 
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telephone located outside of the City's public restroom near the Ocean 
A venue/Del Mar parking lot. 

In cases where a person in distress is beyond the surf line, City of Carmel 
personnel are prohibited by policy from entering the water to attempt rescue. Fire 
Department personnel follow the Monterey County Coastal Incident Response 
Plan85 and may call in a rescue craft from Point Lobos State Reserve (California 
Department of Parks and Recreation) or a U.S. Coast Guard helicopter. During 
emergency situations, "four-wheel drive" vehicles can use the City's 
vehicle/equipment access ramp, located between Eighth and Ninth A venues. If this 
ramp is not usable, emergency vehicles are authorized access to the beach via the 
dunes adjacent to the Ocean A venue/Del Mar parking lot. 

7.2 COASTAL STORM HAZARDS 

From late fall through early spring, residents and visitors may also be exposed to 
dangers posed by coastal storms (heavy surf, powerful waves, high tides, strong 1 

winds, and erosion of Carmel's beach, dunes and bluffs). Under these conditions, 
pedestrian activity on the beach, bluffs, rocks, or stairways, may be dangerous. 
Extremely large waves have been known to carry individuals into the ocean at 
several locations in Monterey and Carmel Bays. In spite of posted warnings, some 
visitors purposely stand on shoreline bluffs, promontories, and/or stairs in order to 
experience the raw power of stormy seas. Rescue during stormy conditions is 
especially difficult. 

To help protect the public when these unsafe conditions occur, the City has 
developed the Beach Emergency Closure Plan, which enables the Carmel Police 
Chief, in consultation with the Beach Emergency Action Committee (BEAC), to 
close Carmel Beach to the public. Beach closure will be undertaken based on 
information from City staff or from organizations such as the Monterey County 
Office of Emergency Services and the U.S. Weather Service, etc. Public Works 
personnel will then install standardized signs and erect suitable barricades at 
specified shoreline access points. The Beach Emergency Closure Plan appears in 
Appendix 9.3 of this Shoreline Management Plan. 

7.3 CARMEL SHORELINE HAZARDS 

85 County of Monterey. 2001. Operational Area Coastal Incident Response Plan (Draft). Office of 
Emergency Services. 

Carmel-by-the-Sea Page 7-2 
December 2003 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Shoreline Management Plan Public Safety 

7.3.1 Tripping Hazards 

Not all shoreline hazards are directly related to coastal storms. Pathways that 
become uneven and landscape plants that become overgrown may pose potential 
hazards for pedestrians. In addition, the dynamic and very harsh conditions that 
characterize seaside environments may increase the "wear and tear" on fasteners 
that secure guardrails, stairway planks and hand rails, etc. 

At any time, foot traffic on Carmel's coastal bluffs may be hazardous. Some 
portions of these bluffs may be steep and slippery. Other areas may have poor 
footing, or be the site of unseen hollows that can develop as a result of wave 
impacts eroding coastal bluff soils behind retaining walls or revetments. To protect 
the public from these hazards (and to protect the fragile bluffs and vegetation from 
intrusive foot traffic), Carmel's Municipal Code prohibits walking on, or 
traversing, the City's shoreline bluffs.86 

7.3.2 Revetment Hazards 

Carmel Beach's numerous engineered rock revetments may at times represent a 
hazard to some beach visitors. As described in Section 6, these revetments consist 
of large boulders installed to achieve a specified angle of repose. Occasionally, 
some of these boulders may shift under the impact of high-energy storm waves. 
People who climb or play on the revetments may encounter dangerous conditions, 
including perched boulders and voids between rocks. In late spring or summer, 
when conditions allow, the City covers each revetment with at least three feet of 
sand as part of its annual sand redistribution program. In most years, storm waves 
can strip away much of Carmel's beach sand and bluff material, exposing the 
underlying revetment boulders. Under these conditions, climbing on Carmel's 
shoreline revetments is inherently hazardous, and is prohibited. 

7.3.3 Ground Squirrel Hazards 

As discussed in Section 2, Carmel's expanding population of California ground 
squirrels also pose potential public safety hazards, from spreading disease to 
undermining bluffs. Control of these rodents is discussed in Section 8. 

86 CMC 12.32.165 
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7.3.4 Monitoring 

Most of the potential problems discussed above can be remedied through a 
program of regular monitoring and responsive maintenance. City of Carmel policy 
encourages all employees to watch for, and report, conditions that could be 
hazardous to public safety. 87 Regular monitoring and inspections are augmented 
with a series of Shoreline Assessments, performed twice per year (spring and fall). 
Each of these monitoring and maintenance activities is a vital component of 
Carmel's on-going commitment to protecting public safety. These programs are 
described in more detail in Section 8. 

7.4 MANAGEMENT POLICIES 

o To provide a safe environment for all beach users. 

• Educate the public about the danger of the beach and ocean environment 
and provide emergency response capabilities. (04-4 excerpt) 

CJ Consider establishing and budgeting for the position of an 
educational officer who would patrol the beach and adjacent areas to 
educate people about beach usage and prevent damage to the 
environment. This person should have the authority to issue 
citations. (P4-25) 

o Maintain emergency 911 phones along the shoreline. (P4-28) 

o Post signs warning beach users about dangerous ocean conditions. 
(P4-35) 

87 According to the Guidelines for Emergency Beach Closure, "(a)ny City employee who becomes 
aware of an existing or potential shoreline condition (this includes any condition on Scenic Road 
or any property West of Scenic Road including, but not limited to, the beach slope), that threatens 
the public safety, health, or welfare of persons on the beach or shoreline, shall immediately notify 1 
their respective Supervisor." (Carmel City Council Policy C03-03, approved 1 Apr 2003) 
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8 CARMEL SHORELINE MANAGEMENT PROGRAMS 

Like all coastal areas, the City of Carmel must deal with constantly changing 
conditions along its shoreline. The natural forces and human activities responsible 
for these changes have been described throughout this Shoreline Management 
Plan. In response, the City has implemented numerous projects and programs 
designed to protect its shoreline (and associated infrastructure) and enhance public 
access to the beach. · 

Clearly, Carmel will continue to be faced with challenges to its shoreline. To 
remain effective, the City's shoreline protection measures must be combined with 
effective monitoring, inspection, maintenance and repair programs. 

8.1 MONITORING AND INSPECTIONS 

There is a common perception that shoreline damage is usually the result of 
catastrophic and uncontrollable forces. But experience has shown that many 
problems encountered along our shore could be fixed with greater ease and less 
expense if dealt with at an early stage. This requires a program of regular and 
timely monitoring and inspections. Monitoring refers to "watching, checking, or 
keeping track of' on-going processes along the Carmel shoreline. Inspections 
involve detailed examinations of shoreline structures by engineers or other trained 
personnel. 

8.1.1 Shoreline Assessments 

The City contracts for a series of biannual independent shoreline assessments. 
These are performed by a specialist familiar with coastal processes in general, and 
the Carmel shoreline in particular. Each year, one assessment is conducted in the 
fall, before the beginning of the winter storm season, and the other is performed in 
early spring, after winter storms have abated. 

Each assessment covers the complete shoreline within Carmel's city limits and 
includes evaluation of: 

• the beach (from the tide line to the base of the dunes, bluffs, walls, or 
revetments); 

• the dunes (including North Dunes) and bluffs; 
• the Ocean A venue/Del Mar parking lot; 
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• all seawalls, retaining walls, revetments, beach access stairways (including 
handrails) and sand ramps; 

• all portions of the Carmel Beach Bluff Pathway and landscaping, including 
guardrails; 

• all storm drains, drop inlets, grates, and access covers (especially following 
the Fall Catch Basin Cleaning by Public Works staff), and storm water 
outfalls; and 

• all warning signs and other informational signs along the City's shoreline. 

The pre-winter assessment focuses on steps needed to prepare the City's shoreline 
for the coming winter. This assessment also includes a report of long-range winter 
weather forecasts by the National Oceanic and Atmospheric Administration 
(NOAA). The post-winter assessment surveys each of the above-described areas, 
with a special focus on steps needed to repair any damage caused by the previous 
winter's storms. During each assessment, conditions determined to pose an 
imminent threat to public safety, shoreline facilities or to environmental resources 
are brought directly to the attention of the appropriate department directors or 1 

other responsible personnel. 

Results of each assessment are reported to the directors of Carmel's departments 
of Public Works and Community Planning and Building, the City Forester, and the I 

City Engineer. 

8.1.2 Shoreline Surveys 

A much longer-term element of the City's shoreline monitoring program is the 
development of baseline information and periodic surveys to document changes in 
beach width, sand volume, rates of bluff erosion, and any movement of seawalls, 
retaining walls, and revetment boulders. These data help supply information 
necessary on long-term shoreline trends. Questions such as "Is the shoreline losing 
sand?" "Is the beach becoming narrower?" "Are the seawalls and revetments 
contributing to local coastal erosion?" can only be answered through a program of 
accurate shoreline surveys, repeated over a period of years or decades. 

The results of these surveys will be of great value to staff and consultants tasked 
with protecting Carmel's coastal assets. This information will also help answer 
questions raised by the California Coastal Commission during development of • 
Carmel's Local Coastal Program. 

Permanent Shoreline Benchmarks 

To facilitate shoreline surveys, the City has installed seven permanent 
benchmarks along the upper shoreline, including a set of associated survey 
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points on seawalls and revetments. The location of each benchmark was 
surveyed and described in accordance with Coastal Commission 
requirements. 88 They were placed by the City Engineer in October 2002, after 
consultation with the Director of Public Works and the City's consulting 
engineering-geologist. 

Profiling the Beach 

The Coastal Commission has required the City to conduct beach profile 
surveys along its shore to "facilitate future long-term trend evaluation."89 

These profiles are to measure changes in elevation along lines plotted from the 
bluff top out to the water's edge; all measurements are to be interpreted in 
relation to the permanent shoreline benchmarks described above. 

City staf{ and consultants have selected a series of seven transect lines to be 
surveyed (Fig. 9). These cover a variety of shoreline conditions including open 
beach sand, revetments, and seawalls. (Some of the proposed transects include 
sites profiled in 1983 by the City's consulting engineering-geologist, Rogers E. 
Johnson and Associates, as part of the Carmel Beach Rehabilitation Project.) 
For comparison, the most northern of the proposed transect lines represents an 
area not affected by the City's annual sand redistribution program. 

The City has committed90 to profiling its beach four times per year: 
• at mid-Winter when sand is at its lowest; 
• at Spring, prior to sand redistribution activities; 
• at early Summer, immediately following sand redistribution; and 
• in the early Fall, before sand begins its retreat offshore. 

Profiles are slated to be performed in 2003 and 2005 (to establish a baseline), 
then repeated at five-year intervals beginning in 2010.91 

After each five-year period, the City will review all available data. Analysis of 
these profiles will document several important factors, including the 

88 California Coastal Commission required the City to establish a "series of permanent surveyed 
benchmarks inland of the bluff edge running the length of Carmel Beach ... ."88 These 
benchmarks were to be" ... described in relation to National Geodetic Vertical Datum (NGVD) and 
identified through permanent markers, benchmarks, survey position, written description, 
reference numbers, etcetera." (from Special Condition 2(i)(1) of the City's Coastal Development 
Permit #3-00-140, approved April 13, 2001.) 
89 Special Condition 2(f) of Coastal Development Permit #3-00-140 
9° City of Carmel Coastal Land Use Plan (approved June 2003) Policy P5-19. 
91 City of Carmel Coastal Land Use Plan (approved June 2003) Policy PS-20. 
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approximate volume of sand92 on Carmel Beach at the period of maximum 
sand scour, the approximate volume of sand returned by the natural sand cycle, 
the pattern and approximate volume of sand redistributed by the City's sand 
redistribution bulldozing, and the approximate amount of sand moved back 
downhill by summer beach visitors. 

Long-term beach profile surveys will enable the City to quantitatively assess 
the impact of its sand redistribution program. As described in Section 6.3.2, the 
City has been re-contouring sand on portions of Carmel Beach for nearly forty 
years, but has only anecdotal information about the program's impacts. 
Analysis of beach profile surveys could lend credence to the City's continued 
use of sand redistribution as an important shoreline management tool, or it 
could help the City modify the methods or timing of this critical program. 

Analysis of beach profiles could also help answer questions related to the 
impact of hard shoreline protective structures on beach width and sand volume. 
As described in Sections 2.2.4 and 6.2.1, seawalls and rock revetments have 
been associated with long-term sand loss along other shorelines, but this 
phenomenon has not been documented at Carmel. 

Beach profile information can be obtained in a number of ways, including 
aerial photogrammetry and ground-based surveys that use laser-measuring 
systems and/or GPS. Each technique varies in cost, accuracy, and applicability 
to Carmel's unique features. 

The value of long-term profiling cannot be overstated. The benefits of this 
monitoring program will increase with time. The longer the period of profiling, 
the clearer any trends will be. It is reasonable to expect that new beach profile 
sampling and assessment techniques will become available in the future. The 
City should ensure that any new techniques will continue, whenever possible, 
to utilize previous data. 

Monitoring Shoreline Armor Structures 

The Coastal Commission has also required the City to establish survey points 
at several locations on all of its shoreline armor structures (walls and 

92 It is not possible to measure the exact volume of sand on Carmel Beach, but experienced 
shoreline surveyors using beach profile surveys to analyze beach dynamics, can estimate 
changes in sand volume over time. (In fact, some of the pioneering beach dynamics studies were 
based on surveys of transects conducted along Carmel Beach by noted oceanographer Willard 
Bascom in the mid-1940s.) When repeated over time, the impact of short-term temporal changes 
(such as those caused by severe storms, extremely high tides, etc.) can be modulated, and the 
usefulness of the studies increases. 
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revetments).93 The City was further directed to survey the locations of these . 
survey points (in relation to the permanent bluff top benchmarks) to determine I 
if any portions of the revetments or walls have moved. These surveys of the 
City's armoring structures are to be conducted at five-year intervals, 
commencing in 2002, though City staff and consultants recommend more 
frequent surveys during periods of severe storm conditions. 

8.1.3 Monitoring bv City Staff 

Perhaps one the most important forms of monitoring is that conducted by City 
staff during the course of their regular duties. Many of Carmel's Public Works and 
Forest, Parks, and Beach workers are very familiar with the City's shoreline. They 
are experienced and knowledgeable, and often spend many hours each week 
working along the shore. They are often the first to see signs of developing 
problems: fractures in concrete, water draining down stairways, plants growing 
onto walkways, cavities forming in bluff fill, trails and gullies being carved on 
coastal slopes. If ignored, these conditions will surely evolve into larger, more 
expensive, and, possibly, dangerous problems. The City must encourage and 
respond to reports of perceived problems by its field employees. 

8.1.4 Structural Inspections 

All of Carmel's shoreline structures require periodic detailed inspections by 
skilled specialists. These structures, including seawalls, retaining walls, 
revetments, and beach access stairways, are all subject to damage. Wave action, 
including run-up and overtopping, can damage walls, displace revetment boulders, 
and shift stairways. In addition, exposure to salt air rusts metal hardware and 1 

weakens stairs and safety rails. 

Carmel's beach access stairways are inspected annually by the Director of the 
Department of Public Works and the City's Building Official. This inspection 
assesses the structural integrity of all stairways and handrails, examines cracks or 
displacement of concrete stairs and corroded hardware, loose or damaged boards 
in wooden stairways. 

The City's shoreline storm water system is inspected each year before the on-set 
of winter storms. This inspection is conducted by the Department of Public Works 
Streets Supervisor, and includes all inlets, drain pipes, and outfalls. 

93 
" •.. at least one survey point at both the upcoast and downcoast end of each structure, and at 

appropriate locations between each end." Special Condition 2(i)(1) of Coastal Development 
Permit #3-00-140. 
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No regularly scheduled inspection program of Carmel's seawalls, retaining walls 
and shoreline revetments has yet been established. These structures should be 
periodically reviewed by licensed engineers and/or certified engineering 
geologists. 

8.2 MAINTENANCE 

Of all City activities conducted along the Carmel shoreline, a strong commitment 
to timely maintenance must rank among the most important. The scenic Monterey 
cypress, the best designed beach access stairway, the efficient storm wat~r system, 
and the most beautiful landscape, all will fail without a well-planned and fully 
implemented maintenance program. Maintenance of Carmel's shoreline must be 
an on-going, never-ending effort. Protection of shoreline visitors and the 
effectiveness of the City's programs and projects require no less. 

Maintenance activities should meet all approved methodologies. Repairs should 
always strive to achieve ~qual or superior quality of design and materials. 
Modifications or changes to designs should be reviewed and approved by the 
responsible governing bodies of the City before implementation. 

Maintenance tasks for Carmel's shoreline are described below. A checklist of 
these tasks is shown in Appendix 9.4. An effective maintenance program must be 
dependent upon regular monitoring and inspection programs (see Sec. 8.1) and 
prompt and timely responses. Anything less may compromise public safety and 
the integrity of the shoreline. Experience has shown that delays in addressing 
shoreline maintenance problems inevitably lead to remedies that are more difficult 
to accomplish and more expensive to build. Delay may also constrain the 
available options for addressing shoreline damage. 

8.2.1 Carmel Beach Sand 

The primary maintenance issues affecting Carmel Beach are related to keeping the 
beach sand clean and free of litter, trash, frre coals, and the occasional bodies of 
deceased wildlife, including birds and marine mammals (05-6, P5-38, P5-39). 
This entails the timely emptying of beach trash receptacles and the cleaning of 
adjacent beach areas. 

Beach maintenance also involves the annual redistribution of Carmel's beach 
sand. This activity is described in Section. 6.3 .2. 
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8.2.2 Dunes 

Since Carmel's dunes are not swept clean by waves and tides, manual control of 
litter, trash, garbage, etc. is essential. Sand from the dunes between Ocean and 
Ninth Avenues sometimes blows onto the City's roads, parking lots, and paths. 
These require timely clearing. Special attention must be paid to places where 
wind-blown sand covers walkways, curb-ramps, and other structures used by the 
physically disabled. 

Maintenance tasks related to dune fauna and flora are discussed in Section. 8.2.6, 
below. 

8.2.3 Bluffs 

Prevention and repair of bluff damage caused by (illegal) "bluff-cutting" requires 
prompt and continuous maintenance. Repairs that involve re-vegetating trails, 
installation of guardrails, boulders, and/or signs, are strongly encouraged. 

Timely maintenance is also needed to repair slumps and hollows that may form in 
shoreline bluffs. Investigation into the cause of a slump may uncover evidence of a 
broken or leaking water (or drainage) pipe. 

Maintenance issues that deal with bluff vegetation and wildlife are discussed 
below. 

8.2.4 Beach Bluff Pathway 

Protection of public safety on the Beach Bluff Pathway can be enhanced by 
maintenance activities that keep the Pathway surface smooth and free of loose 
gravels, depressions, encroaching vegetation, and uneven interfaces (e.g. between 
Pathway and stairway landings). The Pathway will need to be resurfaced 
periodically. 

8.2.5 Structures94 

Beach access stairways must have handrails that are securely attached, and must 
be kept clear of encroaching vegetation or draining water that can make passage 
hazardous. Loose and/or perched revetment boulders must be repositioned or 
removed. Storm water structures must be kept clear of encroaching vegetation and 
debris, and the Continuous Deflection Separation (CDS) units must be maintained 
on an appropriate schedule. Plants and trees must be pruned to keep signs visible. 

94 Note that previous sections deal with monitoring and inspection of these structures. 
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Sign text must be kept legible through periodic refurbishment or replacement. 
Guardrails must remain secure. All components of the Pathway irrigation system 
should be regularly maintained for effective operation. 

8.2.6 Native Fauna and Flora 

Habitats for native biota must be kept free of competition from aggressive, 
invasive exotic plants. Maintenance and protection of Environmentally Sensitive 
Habitat Areas should be conducted in consultation with qualified specialists and in 
coordination with applicable state and federal agencies and policies.95 

8.2. 7 Horticultural Plantings 

The Beach Bluff Pathway landscape plantings should be revitalized to better 
achieve the project's intended purposes (see below). Plants that encroach on the 
coastal viewshed, or on Cannel's shoreline cypress viewshed, must be pruned, 
removed, and/or replaced with appropriate species. Over time, areas of Hottentot
fig ice plant, acacia, and other aggressive invasive species should be replaced with 
plants from the approved list that complement the shoreline landscape. Young 
plants should be interspersed, over time, among mature plants, to ensure the 
continuation of this vital landscape. 

8.2.8 Trees 

Monterey cypress must be trimmed consistent with professional arboricultural 
standards to promote healthy growth and prevent structural damage during strong 
winds. 

8.2.9 Wildlife 

California Ground Squirrels 

Control of Carmel's ground squirrel population can help protect citizens' 
health, welfare, and safety. When ground squirrel control is needed, the City 
will use population control techniques that are both effective and have no, or 
minimal, impact on other species. The City may also consider a public 
information program that explains the need for control, while describing the 
undesirable results that would follow if ground squirrel populations grow 
unchecked along the Cannel shoreline. 

95 City of Carmel Coastal Land Use Plan (approved June 2003) Policy PS-159. 
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Stranded/Deceased Marine Mammals and Birds 

Like their human counterparts, many marine birds and mammals make annual 
visits to the central California coast. Other marine mammals (sea otters and 
harbor seals) live along our coast throughout the year. Occasionally, some of 
these animals may become stranded on Carmel Beach. At other times, their 
bodies may wash up onto the beach. 

All marine birds and mammals are protected by Federal law. When these 
animals, or their bodies, appear on Carmel Beach, only certain government 
agencies or certified organizations are allowed to handle them. City personnel 
should contact the appropriate agency or organization listed below. 

Stranded marine mammals should be protected from disturbance by people or 
dogs. Mammals that are injured or sick may feel vulnerable, and may act 
aggressively toward people or dogs that venture too close. Sometimes, sick 
marine mammals carry diseases that are transmissible to other species, 
including humans or dogs. · 

Contact List96 

Sea Otters (alive or dead) Monterey Bay Aquarium 
Seals and sea lions (alive) Marine Mammal Center 
Seals and sea lions (dead) NOAA 
Birds (live) Monterey County SPCA 

8.3 EROSION RESPONSE 

648-484097 

633-6298 
1-877-466-915598 

646-5534 

Successful management of the Carmel shoreline should be based on the following 
paradigm: coastal erosion will continue to occur. While the City's seawalls and 
revetments appear to have slowed the pace of erosion of Carmel's coastal bluffs, 
the impacts of storm and wave will continue to pose threats to the beach, dunes, 

96 This list should be updated annually. 
97 This is the Monterey Bay Aquarium's 24-hour security phone number. MBA sea otter resource 
~ersonnel will be notified. 
8 Representatives from the National Oceanic and Atmospheric Administration (NOAA) have 

asked to be notified whenever seal or sea lion carcasses wash up on any portion of the Monterey 
National Marine Sanctuary, including the Carmel shoreline. This telephone number connects to 
the pager for NOAA's local law enforcement personnel. Once they have determined that the 
animal died of natural causes, then the City can dispose of the carcass. Carmel Department of 
Public Works personnel bury these carcasses with a sand cover of at least four feet. If a carcass 
is not too decayed, it may be buried under the beach near Pescadero Creek, where the sand is 
deeper and where there are fewer beach visitors. 
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and bluffs. By dealing with erosion threats, the City can enable the continued use 
and enjoyment of the Carmel shoreline far into the foreseeable future. 

As described in Sections 8.1 and 8.2, the City's erosion control program must be 
based on effective monitoring, inspection, and maintenance of the shoreline's 
natural and structural elements, as conditions change throughout the seasons and 
over the years. Activities such as the timely trimming of trees, the clearing of 
vegetation and debris from storm water systems, the prompt repair of bluff-cut 
trails, and other maintenance actions recommended in Section 8.2 and listed in 
Appendix 9.4, can each help lessen the impact of winter storm damage. 

If erosion is severe enough to require the construction of new shoreline protection 
structures or the modification of existing structures, then guidelines described in 
Section 6.4 and in City policies P5-5, P5-6, P5-11, P5-12, P5-15, P5-16, and P5-17 
should be followed. 

8.4 FUNDING 

The steps described above involve continuous and often immediate action on the 
part of the City. This requires that adequate funding be available in the annual 
operating budgets of each responsible City department. 

The City also has committed to establishing and sustaining adequate capital 
reserve funds to respond to both on-going and infrequent shoreline management 
projects. These include beach profile surveys, engineering inspections of all beach 
facilities and protective structures, and timely incremental rehabilitation of 
the Beach Bluff Pathway and landscaping. A minimum reserve level of $150,000 
should be maintained (and adjusted annually based on the rate of inflation) to 
cover these expenses. 

Significant funds are also set aside exclusively for the Carmel shoreline and 
Carmel Beach in the City's Capital Improvement Reserve Fund. These funds allow 
the City to respond to catastrophic events where the cost of restoration would 
place a major fmancial burden on the City's budget if reserves were not available. 
Historically, these types of damages inevitably occur along the shoreline as 
a result of severe winter storms. A minimum reserve level of $500,000 should be 
maintained (and adjusted annually based on the rate of inflation). These 
recommendations are in keeping with City policy. 99 

99 City of Carmel Coastal Land Use Plan (approved June 2003) Policy PS-36 
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8.5 PERMITS 

Inevitably, on-going management activities will result in changes to the Carmel i~ 
shoreline. Erosion protection, facility maintenance, access improvement, and 
restroom construction all will require physical work. In each case, the City's first 
responsibility will be to determine whether a Coastal Development Permit is 
required. The Shoreline Emergency Action Response Plan (Appendix 9.2) can 
serve as a general guide and should be read in conjunction with ordinances on 
Coastal Permit procedures adopted in Title 17 of the Carmel Municipal Code. In 
cases when there is an urgent need to take action to protect public safety or 
forestall further damage to shoreline structures, infrastructure or environmental 
resources, an emergency permit can be issued. This allows for immediate but 
temporary action. Once the emergency condition is stabilized, a permanent 
remedy or improvement can be designed and permitted through normal Coastal 
Permit processes, including full public review. 

8.6 MANAGEMENT POLICIES 

o Establish and implement a comprehensive shoreline management program 
for the beach, bluffs and dunes that mitigates degradation caused by public 
use and natural forces. (G5-2) 

• Minimize erosion ofthe bluffs. (05-1) 

o Obtain and maintain an accurate digitized map of the Carmel 
shoreline to develop the City's beach management and maintenance 
policies. Analyze historic beach trends using aerial photo analysis 
and other available tools. Update topographic information at least 
every 5 years and analyze shoreline changes to facilitate early 
identification of erosion hot spots, sand sediment losses/gains, 
migration of engineered revetments, and other long-term impacts. 
(P5-2) 

o Place a series of permanent surveyed benchmarks inland of the 
bluffs running the length of Carmel Beach. The surveyed 
benchmarks shall be described in relation to National Geodetic 
Vertical Datum (NGVD) and identified through permanent markers, 
benchmarks, survey position, written description, reference numbers, 
et cetera to allow measurements to be taken at the same location in 
order to compare information between years. (P5-3) 
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o Protect public access, Scenic Road, and the aesthetic character of the 
coast by maintaining existing seawalls and engineered revetments. 
When any existing seawalls or revetments need to be replaced or 
substantially reconstructed, review seawall and revetment design 
alternatives, as well as other beach management strategies and 
determine the best balance among objectives for access, aesthetics 
and protection of coastal resources (biological, geological, and 
recreational). Protect the natural character and features of the Del 
Mar and North Dunes by prohibiting the construction of any new 
shoreline protective structures unless required to protect existing 
structures in danger of erosion. For the beach and shoreline area, 
only consider the installation of new protective struc~res after 
careful review of alternatives and when required to protect existing 
structures in danger of erosion. Mitigate the impacts of shoreline 
protective structures on visual quality and beach dynamics using 
landscaping, sand management and prudent engineering. (PS-5) 

o Encourage the use of existing stairs, trails, and pathways, and 
discourage of~-trai1 "short cuts" on or over the bluff face. Install 
landscaping barriers at each "short cut" on the face of the bluffs and 
immediately restore damaged landscaping. (P5-7) 

o Perform monitoring and maintenance of shoreline facilities and 
protective structures throughout the year including restoration of 
damaged vegetation, public facilities, infrastructure and access 
facilities. Restore sand levels annually and replace or repair 
damaged vegetation as needed. (PS-8) 

o Prohibit the placement of loose rock on the beach except where such 
rock is placed as part of a revetment allowed to protect an existing 
structure in danger from erosion. When any part of a rock revetment 
migrates from an engineered structure reposition it to maintain 
engineering stability or remove it from the beach. (PS-13) 

o Protect the flat area/tidal zone of the beach for recreational use and, 
to the extent feasible, avoid shoreline protective structures that 
reduce the amount of beach area available for public recreation. (PS-
14) 

o Modification of existing shoreline structures shall adhere to the same 
standards for establishing need, obtaining permits, as well as 
landscaping, visual impacts, drainage and design as new seawall 
projects. (P5-16) 
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• Explore alternatives to maintain the sand elevation at the foot of Ocean 
A venue to ensure public access and to cover with sand all exposed 
engineered revetments along the length of Carmel Beach. (05-2) 

o Each spring inspect the volume of sand at locations along the 
backshore and determine if it is appropriate and timely to re
establish the sand to a higher elevation. The use of heavy equipment 
is authorized for redistributing beach sand to rebuild the dunes and 
cover revetments. Minimize beach encroachment, impacts on public 
access and protect public safety during this process. (P5-18) 

o As described in the Shoreline Management Plan, sand and bluff 
profiles shall be surveyed in 2003 and again in 2005 to establish a 1 

baseline. Thereafter, a set of sand profiles shall be taken at five-year 1 

intervals (beginning in 20 I 0) to establish an ongoing record of 
shoreline trends (i.e., volume and natural rate of accretion and/or 
loss of beach sand) on Carmel's beaches and bluffs. For each set of 
profiles measurements shall be taken (1) at mid-Winter when sand is 
at its lowest, (2) at Spring, prior to sand redistribution activities, (3) 
at early Summer, immediately following sand redistribution and (4) 
in the early Fall, before sand begins its retreat offshore. (P5-19) 

o After each five-year period of monitoring beach sand elevations 
(beginning in 2010 after data from 2003, 2005 and 2010 are 
available), review all available data and make preliminary 
determinations regarding the effects of seawall structures and sand 
redistribution activities. If the results of the City's beach monitoring 
program indicate that the beach has been losing sand over time ' 
investigate options for beach nourishment using offshore deposits or 
other sources that match Carmel Beach sand to replenish the beach 
and protect its width. The program shall at a minimum: 1) identify 
potential sources of beach quality sand; 2) include testing and 
screening for determining the acceptable quality and quantity of 
beach material; 3) identify placement locations; 4) establish 
placement methods and any restrictions on work timing or methods. 
(P5-20) 

o Maintain Carmel Beach as a public recreational resource. If the 
results of the City's beach monitoring program indicate that the 
beach has been losing sand over time, develop, implement, and then 
further monitor and evaluate a beach nourishment program to 
maintain or increase the available volume of sand. (P5-21) 
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Maintain the existing shoreline maintenance and emergency reserve 
account. Build fund balances over time, to the extent feasible, to 
handle future emergency repairs at the beach. (P5-36) 

o Consider beach-related projects that address public safety and access 
as high-priority projects when preparing budgets. (P5-37) 

• Keep the beach free of refuse. (05-6) 

o Provide sufficient trash containers at the beach. Regularly patrol the 
beach and Del Mar area to remove all litter and excess charcoal from 
the sand, bluffs and parking lot. (P5-38) 

o Encourage volunteer programs for beach and bluff clean-up 
activities. (P5-39) 
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9.1 OCEANOGRAPHIC INFORMATION100 

One factor affecting beach scour and erosion of the bluffs at Carmel Beach is the 
stillwater level of the ocean. Stillwater level is influenced by several variables, discussed 
below: 

Tidal Conditions 
A mixed semi-diurnal tide characterizes the California coast. This means simply that we 
experience two high tides each day, of unequal height, and two low tides, also ofunequal 
height. Normally, tidal heights are stated in feet, relative to mean lower low water 
(MLLW, the mean or average elevation of the lower of the two low tides each day). 
According to the 1973 and 1974 Tide Tables (National Ocean Survey, 1972 and 1973), 
tide levels in Carmel Bay vary from a high tide of +6.9 feet above mean lower low water 
(MLLW) to a low of -1.7 feet MLLW. The average tide level is +3.0 MLLW. Tides 
above 6.0 feet MLL W occur about 13 percent of the time. 

Atnwspheric Storm Surge 
Another factor that influences the height of the still water level is storm surge. During 
large storms, onshore winds push water toward shore where the water "mounds," raising 
sea level. Similarly, large low atmospheric pressure systems associated with these storms 
allow sea level to raise above normal levels. During the oceanic storms of 1983, surges at 
the Golden Gate reached heights of 2.0 feet above predicted levels. Thus, sea levels have 
probably reached elevations of9.1 feet (MLLW) at Carmel Beach and might be expected 
to raise to even higher levels under more extreme conditions. 

Short-Term Increases (Due to Wave Pile-Up) 
Short-term increases in stillwater depth due to mass onshore transport of water from 
breaking waves is estimated to be approximately 1.5 feet. We base this estimate on our 
observation during the 1982 and 1983 storms. 

Long-Term Sea Level Rise 
Tide records show that a world-wide rise in sea level has occurred in historic time. 
Thompson (1977) states: 

"The sea-level history determined from the tide measurements made at the 
N.O.S. reference tide station at San Francisco can be considered 
representative of Monterey Bay. At San Francisco, the sea-level rise 
derived from the 19-year running mean of 113 years of tide data from 
1859 to 1972 (unpublished N.O.S. data) was about 0.73 feet (21.9 em). 
Local sea level has not changed at a constant rate nor has it risen 
continuously over this 113-year period. It rose 0.35 feet (1 0.5 em) from 
1859 to 1887 (28 years), remained stationary from 1887 to 1929 (42 

100 Supplied by the City's consulting engineering-geologist Rogers E. Johnson and Associates 

Carmel-by-the-Sea Page 9-2 
December 2003 



Shoreline Management Plan Appendices 

years), then rose 0.35 feet (10.5 em) from 1929 to 1972 (43 years). Long
term shoreline erosion rates should be expected to reflect this trend. Sea
level rise as a primary controlling factor in coast erosion is only now 
gaining general recognition among coastal experts." 

Emery and Kuhn (1982) state: 

"Mean annual sea levels of 247 tide-gauge stations of the world exhibit a 
general rise of relative sea level of about 3mm a year during the previous 
40 years." 

They caution against drawing conclusions regarding sea level changes from the analysis 
of short-term (5 and 10 year) records because of the influence climatic cycles and poor 
tide gauge distribution may have on short-term records. 

Future changes in sea level cannot be accurately predicted but it is obvious that sea level . 
will probably continue to slowly rise due to melting of the polar ice caps, most probably 1 

caused by the greenhouse effect. The greenhouse effect is from the general increase of · 
the earth's temperature that is the result of increased C02 levels in the atmosphere. The 
present rate of rise is 1 foot per 100 years (Environmental Protection Agency, 1983 , 

I 

[quoted in Science]). · 

Design Stillwater Level Summary 

Extreme high tide 

Atmospheric storm surge 

Short-term increases 

Long-term sea level rise 

Design Stillwater Level 

Tsunamis 

+7.1 feet MLLW 

+2.0feet 

+1.5 feet 

+0.4- 2.0 feet 

11.0 • 12.6 feet MLLW 
(8.2 • 9.8 feet MSL) 

Tsunamis are among the most destructive natural phenomena to affect coastal areas. 
Common causes of tsunamis are tectonic displacement of the sea floor associated with 
large earthquakes; sea floor landslides; rock falls into bays and oceans; exploding 
volcanic islands and underwater nuclear explosions (Wiegel, 1970; Furneaux, 1964; 1 

Galanopoulos, 1969). Rupture along the San Gregorio fault, just off the Carmel coastline, 
could create tsunami conditions. Carmel also could be affected by tsunamis generated by 
large earthquakes occurring anywhere along the Pacific Northwest coastline. 

A tsunami is a long-period wave whose speed and wavelength decreases as it approaches 
a shoreline. The energy within the wave is "crowded" into progressively less water, 
resulting in a wave with a significant run-up height. Waves that were 3 feet high in the 
open ocean may reach heights in excess of 60 feet during run-up. Factors that 
significantly affect the height of a tsunami wave near the shore include local sea floor 
bathymetry and the shape of the shoreline. Understanding the geometry of the sea floor 
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and coastline aides researchers in predicting how waves will refract, reflect, and fonn 
secondary waves and high-amplitude resonant waves, generally adding to the complexity 
of run up predictions. 

Although most coasts of the Pacific Ocean basin have a long history of tsunami-caused 
death and destruction, tsunami damage to coastal California is relatively slight in 
historical time. The only tsunami to cause appreciable damage along the California coast 
occurred on March 27, 1964, as a result ofthe great Alaska earthquake (Magoon, 1965). 
Even though earlier tsunamis produced little damage in California, extensive 
development of some of the affected coastline over the last 100 years has increased the 
potential risk of death and property damage. 

Recent work by Steven Ward (2001), a geophysicist at the University of California, Santa 
Cruz, suggests that submarine landslides, perhaps triggered by an earthquake, within the 
Monterey submarine canyon could generate a tsunami 50 to 80 feet high on the Monterey 
side of the bay. 

Ward's work is based on computer modeling and he cautions that, at least to date, no 
geologic evidence has been found along the shores of Monterey Bay that a major tsunami 
has ever swept ashore from the canyon. 
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9.2 SHORELINE MAINTENENCE AND EMERGENCY ACTION 
RESPONSE PLAN 

INTRODUCTION 

Erosion along the Carmel shoreline presents hazards to public safety and threatens 
City infrastructure. The shoreline is vulnerable to damage from the effects of 
direct wave action, lateral (along shore) water flow, subsurface soil saturation, 
slumping, and uncontrolled stonn water drainage from the bluffs above the beach. 

This Shoreline Maintenance and Emergency Action Response Plan recommends 
actions to be taken by the City before, during, and after severe stonn events. These 
recommended actions are designed to provide immediate stopgap measures to 
protect Carmel's shoreline from further damage. Long-term solutions must be 
taken through the City's formal design review and permit processes before 
implementation. Steps described in this Shoreline Maintenance and Emergency 
Action Response Plan must be used in conjunction with the corresponding sections 
of the Shoreline Management Plan. 

Part A describes shoreline monitoring and response actions. It describes the 
responsibilities of personnel from the Forest, Parks and Beach Department, the 
Department of Public Works, and contract coastal specialists. Actions (shown in 
CAPITAL LETTERS) will minimize potential public safety hazards and will 
reduce the level of damage to the shoreline. 

Part B contains notes regarding repairs to various shoreline structures, 
including seawalls, revetments, beach access stairways, and bluffs. These notes 
should serve as a guideline for repairs. 

Part C lists equipment and material, which might be used to repair shoreline 
damage. These may be stored at City facilities or be available from local sources. 
A resource list is also included. 
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I 
I A.AfONITORINGandRESPONSE 

PROCEDURE RESPONSIBILITY SCHEDULE 

I 1. BEFORE STORM SEASON 

I 
• Conduct fall shoreline assessment Coastal consultant Fall: OcUNov 

Inspect fill areas along the upper shoreline bluff, the tops of Forest, Parks and Early Fall/ • 

I 
masonry walls (10th, 13th, Santa Lucia to Martin Way) for Beach Dept Early Spring 
signs of soil fractures, cracks, developing hollows, or soil 
subsidence. Monitoring should be performed visually by 

I 
walking the bluffs above the seawalls and along the Pathway 
and beach access stairways. 
ACTION: . 

I 
IF NECESSARY, VOIDS SHOULD BE FILLED WITH 
ADDITIONAL COMPACTED CLEAN FILL MATERIAL OR 
SAND. SLUMPS SHOULD BE EXCAVATED AND AN 
ENGINEERED REVETMENT CONSTRUCTED AND 

I COVERED WITH COMPACTED FILL, CONTOURED, AND 
LANDSCAPED. 

I • Inspect bluffs vegetated by overhanging ice plant which Forest, Parks and Early Fall/ 
becomes laden with water during storms and can cause Beach Dept Early Spring/ 
saturated bluff soils to slump. Major Storms 

I 
ACTION: 

OVERHANGING ICE PLANT SHOULD BE TRIMMED 
BEFORE EACH STORM SEASON. CONSIDER 

I 
REPLACING SOME SITE WITH ALTERNATIVE SPECIES 

Inspect concrete stairway structures for holes or cracks, Public Works Dept Early Fall/ • 

I 
which might allow water to penetrate, and eventually weaken, Early Spring/ 
the stairway. Major Storms 
ACTION: 

I 
WHEN DETECTED, THESE DEFECTS SHOULD BE 
REPAIRED WITH APPROPRIATE FILL MATERIALS. 

• Inspect stairways for overgrowth of plants, especially ice Forest, Parks and Early Fall/ 

I plant, which represents a safety hazard as well as a water Beach Dept Early Spring/ 
trap. Mid-Summer 
ACTION: 

I ALL VEGETATION SHOULD BE TRIMMED IMMEDIATELY. 

2. DURING STORM SEASON 

I • Inspect all storm drains, gutters, grates, manholes, drop inlets, Public Works Dept Regularly 
culverts and outfalls for plugs and damage, which may During Storm 

I 
interfere with water drainage systems from 4th Ave. to Martin Season 
Way 
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ACTION: 
CLEAN AS NECESSARY. (SEE SMP Fig. 8) 

• Inspect storm drain grates and drop-manhole covers to ensure Public Works Dept 
that they are securely in place. 

ACTION: 
SECURE IF NECESSARY. 

• Inspect eastside catch basin at Scenic Road and 11th Avenue. Public Works Dept 

ACTION: 
JUST PRIOR TO RAINSTORMS, THE UPPER GRATE 
SHOULD BE LIFTED AND THE OPENING PROTECTED 
WITH A SPECIALLY DESIGNED DRAINAGE DEVICE (WITH 
TRAFFIC HAZARD WARNING LIGHTS), STORED AT THE 
DEPARTMENT OF PUBLIC WORKS FACILITY. THIS 
PROTECTIVE DEVICE SHOULD BE REMOVED WHEN 
DRAINAGE FLOWS SUBSIDE. 

• Inspect bluff areas directly below storm drain outfalls for 
damage (slumping, liquefaction) caused by defective drain 
pipes. 
ACTION: 
IF DAMAGE IS DETECTED, INSTALL ARMORSTONE TO 
DIFFUSE DRAINAGE AND MAKE NECESSARY DRAIN 
SYSTEM REPAIRS AS SOON AS PRACTICAL. 

• Inspect stairway structures, including handrails. During 
periods of low sand level, focus attention on structural safety 
and undercutting of superstructure. 

ACTION: 
STAIRWAYS SHOULD IMMEDIATELY BE CLOSED TO 
PUBLIC USE BY INSTALLING WARNING DEVICES AND 
BARRICADES WHEN UNSAFE CONDITIONS ARE 
DETECTED. REPAIRS SHOULD BE MADE AS SOON AS 
POSSIBLE (see Beach Emergency Closure Plan in Section 
9.3). 

• Inspect beach sand and soils covering rock revetments for 
signs of slumping or gaps between granite boulders, which 
may represent a safety hazard. (SMP Fig. 8) 
ACTION: 
PRIOR TO ANNUAL SAND REDISTRIBUTION PROJECT, 
CLEARLY MARK POTENTIAL HAZARDS WITH WARNING 
SIGNS, BARRIER TAPE AND BARRICADES. 

Carmel-by-the-Sea 
December 2003 

Public Works Dept 

Public Works Dept 

Forest, Parks and 
Beach Dept 

Page 9-7 

I 
I 
I 

Regularly 
Quring Storm 

1 r·•on 

~~iorto I 
Storm 
Events I 

I 
I 

After Storms I 
I 
I 

Regularly in I 
Winter/ 
lrhmediately 

Atr Major I sl rms 

I 
I 

During Major I 
Storms & 
Swrf I 

I 
I 



I 
Shoreline Management Plan Appendices 

I 
I 

• Inspect exposed revetments for signs of loose, perched, or Public Works Dept Winter/ Prior 
migrating boulders. to Sand 

Redisribution 

I 
ACTION: 
ANY BOULDERS FOUND TO BE LOOSE OR UNSTABLE, 
OR TO HAVE MIGRATED AWAY FROM THE REVETMENT 
BASE, SHOULD BE CORRECTED IMMEDIATELY. IF 

I IMMEDIATE REPAIRS ARE NOT POSSIBLE, DOCUMENT 
CONDITIONS PHOTOGRAPHICALLY & SCHEDULE 
REPAIRS AS SOON AS POSSIBLE. 

I • Inspect the top and ends of each seawall for signs of erosion Public Works Dept Early Fall/ 
at the bluff/wall boundary. Early Spring 

I ACTION: 
WHEN IDENTIFIED, ERODED AREAS SHOULD BE 

I 
REPAIRED WITH FILL, CONCRETE GROUT, BOULDERS, 
OR OTHER APPROPRIATE MATERIALS 
COMPLEMENTARY TO THE STRUCTURE BEING 

I 
REPAIRED. 

• Inspect the beach for logs or other large heavy driftwood and Forest, Parks and Prior to 
debris, which could act as a battering ram causing damage to Beach Dept/ Public Storms/ After 

I slopes, walls, stairways, and other structures. Works Dept Storms/ or 
As Needed 

ACTION: 

I DRIFTWOOD OR DEBRIS SHOULD BE REMOVED 
ENTIRELY FROM THE BEACH SURF ZONE AND MOVED 
TO HIGH GROUND. IF NOT FEASIBLE, CUT INTO SMALL 

I 
PIECES. 

• Spills All Dept.s/AII Staff Respond 

I 
Immediately 

ACTION: 
NOTIFY "NATIONAL RESPONSE CENTER" 

I 
(800) 424-8802 

I 
I 
I 
I 
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B. SHORELINE REPAIR 

During the past fifty years, the Cannel shoreline bas been protected by the 
construction of seawalls and retaining walls, rock revetments, the bulldozing and 
redistribution of sand, and the deposition of fill material. Even with these 
protective measures, the shoreline continues to be vulnerable to erosion. 

The City's shoreline can be divided into four distinct areas, based on the type of 
structure or material that protects the beach bluffs: reinforced seawalls and 
retaining walls, rock revetments, natural consolidated material (sandstone, 
siltstone, mudstone), and unconsolidated beach and dune sand. Responses to 
erosion of each area must be specific for the type of material listed. 

1. REINFORCED SEA W ALLSIRETAINING WALLS 

Reinforced seawalls/retaining walls protect approximately 30% of the Cannel 
shoreline. These massive engineered walls provide substantial protection against 
both direct wave action and lateral water flow; their built-in drainage systems help 
control storm water and subsurface hydrostatic drainage problems. These walls 
may be susceptible to storm damage: 

1) In some locations, seawalls/retaining walls create a solid reflective surface 
that may focus wave energy onto adjacent, unprotected portions of the 
shoreline; and 

2) Because seawalls are made of harder material than the native bedrock, the 
wall foundations are vulnerable to undercutting by winter wave action 
when sand levels are low. 

In areas where reflective damage occurs, adjacent unprotected sites should be 
closely monitored for signs of bluff erosion. If necessary, repairs should be made 
as soon as practical. 

*NOTE: Modifications to existing seawalls are not recommended unless 
accompanied by an analysis of wave action and water flow dynamics. 
Professionally engineered plans for seawall-modification should incorporate the 
information described in the Cannel Beach Rehabilitation Project - Phase I 
Geology Report, and must be in conformance with the Cannel General Plan and 
Local Coastal Program (LCP), as well as with the California Environmental 
Quality Act (CEQA). 
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2. ROCK REVETMENTS 

All existing revetments along the Carmel shoreline include a keyway excavated 
into the underlying bedrock. Because the bedrock is relatively "soft," the keyway 
is vulnerable to damage, resulting in rock migration. Depending upon conditions, 
two modes of repair should be considered: 

1) A deeper keyway could be cut at the original location. Overlying rocks 
would have to be moved, then replaced after the toe rocks are re-installed; 
or 

2) A new keyway could be cut seaward of the original keyway. This option 
would be the easiest and least expensive method of repair, b?t would 
require the use of additional rocks and consume more beach area. Care 
should be taken to ensure that the slope of any revetment is not too shallow, 
creating a ramp or platform that facilitates wave run up or overtopping. 

All existing revetments also include a layer of filter fabric installed between bluff 
soils and overlying revetment rocks. This fabric prevents loss of sand and bluff 
material through the structur~. 

3. NATURAL CONSOLIDATED MATERIAL 

Approximately 15% of the Carmel shoreline is protected by sandstone, siltstone, 
or mudstone. These natural "soft" rocks are very vulnerable to wave erosion. 

As described above, these portions of the shoreline should be monitored for signs 
of undercutting or erosion along their boundary with seawalls, retaining walls, 
revetments, and the adjoining bluff material. Where damage is substantial, repairs 
involving seawall or revetment extensions should be considered. Plans for these 
structures should incorporate the information described in this Shoreline 
Management Report, the Carmel Beach Rehabilitation Project Phase I Erosion 
Protection Report, and must be in conformance with the Carmel General Plan and 
Local Coastal Program (LCP), as well as the California Environmental Quality 
Act (CEQA). 
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4. UNCONSOLIDATED MATERIAL 

The remaining portions of the Carmel shoreline are protected by unconsolidated 
material (sand, fill material). Carmel's white sand is world famous, attracting both 
residents and visitors. In addition to its value as a visual resource, the sand helps 
protect the beach slopes from wave impacts. The amount of sand on the beach is , 
affected by wave action, and varies throughout the year. During the late fall i 

through early spring, steep, short-period waves move sand from the beach out to 
underwater offshore sandbars. During the late spring through mid-fall, long-period 
waves move sand from the offshore bars back onto the beach. During the winter, 

1 

enough sand may be removed from the beach to expose the underlying bedrock 
and expose footings of seawalls, revetments, and stairways. When severe sand 
scour occurs, these structures will be vulnerable to wave damage. 

Portions of Carmel's shoreline bluffs, especially from Ninth A venue to the south 
City limits, have been built from fill material deposited by the City. This fill 
contains a variety of materials, including rock, dirt, and sand. In the past, wave 
action, uncontrolled drainage, trampling, and other forces have eroded these 
materials. 

Both the white beach sand and the fill materials will need replacement from time 
to time. During early summer, the Forest, Parks and Beach Department has been 
responsible for contracting the City's sand redistribution program. This program 
involves the movement of sand from the lower beach to cover rock revetments 
along the upper beach and bluffs. Sand redistribution helps replace sand dragged 
downslope by numerous beach visitors. At present, there is no practical means to 
replenish Carmel's white sand. Because sand from other locations will have a 
noticeably different appearance and texture, the importing of "outside" sand is not 
recommended. 

While the bulldozing of beach sand during spring has not caused any 
noticeable problems over the past 40 years, the wintertime redistribution of this 
sand is not recommended. During winter, beach sand helps absorb and buffer 
against the severe storm wave impact and run-up. If beach sand was bulldozed 
farther onshore, incoming storm waves would strike the shore with more energy, 
possibly causing greater erosive damage. 
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C. EMERGENCY CONSTRUCTION MATERIALS 

Material Amount 

Sand Bags (burlap) 500 

Slurry Bags 20 

Boulders 

ROCK SOURCES: 

1. Kaiser - Santa Margarita Quarry 
P.O. Box 850 
Atascadero, CA 93422 

Where Stored 

Dept ofPublic Works 

Dept ofPublic Works 

(see list of rock sources) 

This quarry supplied most of the armorstone and corestone used during the Phase I 
project. According to Rogers Johnson & Associates (memo to Cam1el Beach Task 
Force, 17 November 1983): "The Santa Margarita rock is technically classified as 
DIORITE. It is not true granite; however, it is close in color and composition @-o 
granite. Diorite is composed mainly of the minerals quartz and plagioclase (both 
light colored) while - granite is composed of quartz, plagioclase, and orthoclase (a 
pink-colored mineral). The Santa Margarita rock also contains BIOTITE, which is 
a black, platy mineral, and this gives the rock its darker hue." According to this 
memo, the Santa Margarita rock is ideal for use in riprap seawalls. 

2. Granite Rock Co. - Logan Quarry 
P.O. Box 151 
Watsonville, CA 95077 

This quarry supplied approximately 15% of the rock used during the Phase I 
project. According to Rogers E. Johnson & Associates (memo to Carmel Beach 
Task Force, 17 November 1983): "The Logan (Aromas) rock is technically 
classified as a QUARTZ GABBRO, which is composed of the minerals 
plagioclase Hand pyroxene with minor quartz. The plagioclase is white to light 
gray; the pyroxene is the distinctive, dark green, elongate mineral seen in the rock. 
The pyroxene gives the rock a greenish hue while the Santa Margarita diorite is 
blacker due to the biotite (the color difference is only slightly detectable.") 
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According to this memo, the Logan Quarry rock is also ideal for use in rip-rap 
seawalls, but some concern was expressed regarding the tendency of this rock to 
fracture (though observations made during rock delivery indicated that Logan 
Quarry rock did not break up any more than did rock from Santa Margarita). 
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9.3 BEACH EMERGENCY CLOSURE PLAN 

GUIDELINES FOR EMERGENCY BEACH CLOSURE101 

Any City employee who becomes aware of an existing or potential shoreline 
condition (this includes any condition on Scenic Road or any property West of 
Scenic Road including, but not limited to, the beach slope), that threatens the 
public safety, health, or welfare of persons on the beach or shoreline, shall 
immediately notify their respective Supervisor. The Supervisor shall notify 
his/her respective Department Director who in tum will notify the Chief of Police. 
Upon notification to the Chief of Police, the Chief will promptly convene a 
meeting of the "Beach Emergency Action Committee" (BEAC), which is 
comprised of the following Department Directors or their representative(s): 

Assistant City Administrator 
Fire Chief 

City Forester Police Chief 
Public Works Director 

The role ofBEAC is to assess the information and circumstances causing concern 
for the public and possible beach closure. Typical sour~es of information or 
agencies BEAC might consult include but are not limited to any of the following: 

National Weather Service ............................. 831-656-1725 
County Offices of Emergency Services .............. 831-755-5120 
County Office of Health Department ................ 831-647-7650 
County Office of Water Resources Agency ......... 831-64 7-7 600 ext. 4860 
Other Governmental Agencies as Appropriate 
Media 

Monterey Herald ..................................... 831-646-4353 
Carmel Pine Cone .................................... 831-624-0162 

101 Approved by Carmel City Council (Resolution No. 2003-43); adopted by April 1, 2003. 
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ACTIVATION: 

If, in the opinion ofBEAC the beach or parts of the beach should be temporarily 
closed in the interest of public safety, health, and welfare, a recommendation to 
activate the Emergency Beach Closure Plan ("PLAN'') shall be made to the City 
Administrator, or his designee. The Police Chief shall maintain a file containing 
the supportive documents or information relating to the recommendation to close 
the beach. Upon approval by the City Administrator, the PLAN shall be activated 
as follows: 

1. The City will take reasonable action(s) to ensure the public is notified of the 
beach closures by: 

a). The Police Chief, or his designee, notifies the Public Works Department to 
post the beach closed as recommended by BEAC. Public Works will post 
standardized temporary signs, markings, or other devices in a manner and 
location that are approved by BEAC. Additional information concerning 
the locations for posting signs is contained at the end of this document. 

b). The Police Chief, or his designee, prepares and distributes a press release 
that notifies the public and all City Staff(via Email), of the decision to 
close the beach. 

2. As time permits, all field personnel from the Police Department and with the 
assistance of the Fire Department and Public Works Department, will 
periodically monitor the beach and enforce the beach closure by authority of 
409.5 California Penal Code. 

3. All field personnel from the Police, Fire, and Public Works Departments will 
as time permits monitor the beach closure area to ensure signs and markings 
are maintained to the best extent possible. Signs, markings, etc, that are down, 
obscured, or otherwise missing, shall be promptly reported to Public Works for 
reparr. 
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DEACTIVATION: 

The Police Chief and other members ofBEAC will monitor the status of the beach 
closure and meet as necessary to discuss deactivation of the emergency beach 
closure plan. If, in the opinion ofBEAC, the need for maintaining a beach closure 
no longer exists, the Police Chief will make a recommendation to the City 
Administrator, or his designee, to deactivate the PLAN. Upon approval of PLAN 
deactivation, the Public Works Department will remove beach closure signs, 
markings, and other devices. 

VEHICLE ACCESS POINTS: 

The primary vehicle access point to the beach is located at Scenic and 8th: If the 
beach is inaccessible at this location due to high surf or other hazardous 
conditions, an alternative access point will be staged at Del Mar Beach. 

SIGN POSTING LOCATIONS: 

In the event the PLAN is approved to initiate an entire beach closure, the 
following locations represent the desired minimum sites where standardized 
BEAC approved signs and/or barricades are to be posted. If a localized part of the 
beach is identified for closure, the above referenced signs will be posted at 
locations to be determined appropriate by the BEAC. 

Minimum sites to be posted for full beach closure: 

1. 4th Ave. access easement at Sand and Sea 
2. W/S San Antonio 75 feet south of 4th Ave. 
3 Del Mar parking lot (3) placed west of the lot pavement evenly spaced between the 

restroom and the 
pump station at the south end of the lot. 

4. 8th Ave. stairway 
5. Emergency access south of 8th Ave. 
6. Handicap access south of 8th 
7. 9th Ave. stairway 
8. North lOth Ave. stairway 
9. South lOth Ave. stairway 
10. 11th Ave. stairway 
11. 12th Ave. stairway 
12. 13th Ave stairway 
13. Santa Lucia stairway 
14. Martin Way stairway 

Carmel-by-the-Sea Page 9-16 
December 2003 



Shoreline Management Plan Appendices 1 

9.4 SHORELINE INSPECTION AND MAINTENANCE CHECKLIST 
I 

This Appendix provides a list of ongoing maintenance and repair tasks that are · 
required based on past experience. Protection of public safety is paramount; at all 
times City personnel should be observant of changes that occur along the shoreline 
and should respond to new repair and maintenance issues as they arise. 

Throughout the checklist below, specific items that require a Coastal Development 
Permit are identified. Items not so identified generally do not require a Coastal 
Development Permit. Whenever there is doubt, the Planning Director shall ~~ 
determine the need for a permit. , 

Carmel Beach 

Goal: Maintain the unique white sand beach that is kept free of litter, garbage 
and other waste. 

Inspection and Maintenance Issues: 
Beach Cleaning: 

Revetments 

Remove litter (trash and garbage) from trash receptacles and 
surrounding beach, dunes and bluffs. 
Support volunteer groups that regularly remove beach litter. 
Increase number of trash containers and, when necessary, frequency 
of trash removal services during special events. 
Remove and/or dispose of dead marine mammals and birds. 

Goal: Ensure stability, structural integrity of all revetments; annually maintain 
sand coverage to camouflage revetments, ensure public safety and expand 
maximum beach access. 

Inspection and Maintenance Issues: 
Reposition migrating, perched, and/or loose boulders to maintain 
revetment's design slope. *NOTES: Pay special attention to the 
revetment protecting the Ocean A venue storm water outfall. A 
Coastal Permit is required if the repair work is extensive, 
widespread, requires closure of Scenic Road or would extend the 
revetment westward and diminish beach area. 
Rebuild revetments if the shape has been significantly altered. 
NOTE: Rebuilding a revetment requires a Coastal Permit. 
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Shoreline Management Plan Appendices 

Ensure coverage with at least three feet of sand during sand 
redistribution program. 
Post signs to warn of dangerous conditions when revetments are 
exposed. 
Repair "boundary" erosion (at top and sides of revetments) Consider 
adding additional armor stones or other alternative. 

Seawalls and Retaining Walls 

Goal: Ensure stability and structural integrity of all walls. 

Inspection and Maintenance Issues: 
Repair undermined footings, pitted or weathered mortar joints, loose 
·facing-rocks, or structural cracks using approved methods. 
Repair "boundary" erosion (at top and ends of walls) with 
combinations of compacted fill, re-vegetation, guardrails, boulders, 
signage, or other approved methods. Consider adding additional 
armor stones or other alternative. NOTE: The addition of new 
boulders to a seawall or retaining wall requires a Coastal Permit. 
Clear drain ("weep") holes when necessary to ensure proper 
drainage. 

Sand Redistribution 

Goal: Ensure complete sand coverage of all revetments; re-establish and re
grade all sand ramps south of Eighth A venue and the dune slopes at Ocean 
Avenue. 

Inspection and Maintenance Issues: 
Conduct sand redistribution during late May/early June. NOTE: 
The sand redistribution program requires renewal of Coastal Permit 
every five years beginning in 2005. 
Cover revetments with at least three feet of sand. 
Schedule an observer to ensure public safety. 
Establish a marked safety zone around worksite. 
A void disturbance of intertidal sand. 
Closely monitor revetment-covering process to prevent formation of 
voids and hollows. 
Level borrow areas on bluff side of sand berm. 
Drain ponds by breaching beach sand berms; back fill low areas 
once drained. 
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Beach Accessways 

Goal: Provide safe convenient access to and from the beach. 

Inspection and Maintenance Issues: 
Stairway Safety: 

Clear stairways of any obstructions that impede safe passage, 
including low-hanging limbs and ice plant that encroaches on 
stairway treads. 
Keep stairway treads and landings level and stable. 
Eliminate water flows that create unsafe slippery conditions and 
stimulate algal growth. 

Stairway Structural Integrity: 
Repair or replace deteriorating or rusty stairway hardware. 
Repair undercutting of all stairways using approved methods. 
Repair misalignment or instability of wooden. 
*NOTE: Pay special attention to all support members. 
Re-point deteriorating mortar joints in masonry stairways. 

Handrails: 
Firmly secure all handrails. 
Keep all surfaces smooth and eliminate sharp comers and rough 
edges. 

Sand Ramps: 
Maintain gradual gradients of slope and even transitions to Pathway I 

and street interfaces. 
Cover exposed logs. 

Disabled Access: 
Ensure that all Pathway access ramps ("curb cuts") have even 
transitions between the Pathway and ramp materials. 
Clear sand from all disabled-access surfaces. 
*NOTE: Pay special attention to areas adjacent to open sand- e.g. 
Pathway access ramps between Eighth and Ninth A venues and the 
paved walkway that connects City's main beach area restroom with 
the curb ramp at the foot of Ocean A venue. 
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Shoreline Management Plan Appendices 

Shoreline Bluffs 

Goal: Ensure that bluffs are stable and can support the beach bluff Pathway, 
landscape and all other infrastructure. 

Inspection and Maintenance Issues: 
Bluff Trails ("bluff-cutting"): 

Respond immediately by re-vegetating trails, installing guardrails, 
boulders, signs, or other aesthetically compatible techniques that 
discourage further bluff-cutting. NOTE: Introduction of new 
guardrails, boulders or signs to any area requires a Coastal Permit. 

Bluff Hollows: 
Repair by clearing overlying vegetation to determine cause; repair 
and backfill with sand. 
*NOTE: Check bluffs behind seawalls and retaining walls. 

Bluff Slumping: 
Repair slumping bluffs by adding clean backfill material (clay) and 
compact. 
*NOTES: Examine adjacent areas and bluff tops for further 
slumping, ground cracks, and/or slurried soils. Adding backfill 
requires a Coastal Permit if there is significant slumping over a wide 
area. 

Rodent Control: 
Control any rodent populations that expand their range to the bluffs 
from Eighth A venue southward. 

Bluff Outfalls: 
Repair bluff erosion, undermining, and broken/separated pipes using 
approved methods. 

BluffTop Structures: 
Ensure that structures near the edge of bluffs (stairway landings, 
trash enclosures, patios) are stable, level and square. 

Vegetation: 
Re-establish approved vegetation on barren slopes. 
Trim acacia and Myoporum to prevent encroachment into shoreline 
viewsheds. 
Remove ice plant that competes with bluff top landscaping. 
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Irrigation/Drainage breaks: 
Repair immediately. 
*NOTE: Pay special attention to saturated soils and wet stairway. 

Storm Water System 

Goal: Provide unimpeded storm water flows from the City's streets and storm 
water systems. Safely discharge storm water without causing shoreline erosion 
or damage to infrastructure. 

Inspection and Maintenance Issues: 
Clear debris :from all storm water inlets, grates, and pipes prior to 
each storm event. 
Clear vegetation :from all storm water inlets and outfalls prior to 
storm season. 
Repair structural defects in storm drain system, including drain 
pipes, drop inlets, Continuous Deflection Separation (CDS) units, 
and outfalls and outfalls. 
Modify storm drain outfalls where drainage causes shoreline erosion 
using boulders or other suitable material to diffuse the force of 
discharging water. Repair separated outfall pipe sections. *NOTE: 
Pay special attention to Fourth Avenue perched outfall, wall, 
attached guardrails and pipe. 
Open the drain inlet grate located at the western end of the Eleventh 
Avenue pathway/drainageway prior to each rainstorm and install the 
specially designed barrier with hazard. 
Ensure stability of protective armor stones and gabion-rock bedding 
at Ocean Ave outfall. 

Beach Bluff Pathway 

Goal: Provide for safe and visually pleasing pedestrian travel along the City's 
shoreline bluff including interconnections to the beach access stairways, sand 
ramps, and disabled-access Pathway ramps. 

Inspection and Maintenance Issues: 
Pathway Safety: 

Regularly clean loose gravels from all hard surfaces, including 
stairways, landings, and patios. 
Repair localized erosion (ruts, rills, gullies, and depressions) in 
decomposed granite surface using approved DG formula described 
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in Section 3. *NOTE: When conditions warrant, schedule a complete 
resurfacing of the Pathway. 
Keep interfaces with rock curbs, patios, stairway landings, trash 
enclosures, manhole covers, irrigation system components, and 
Pathway access ramps smooth and even. 
Maintain pitch or gradient of the decomposed granite surface to 
facilitate drainage and prevent ponding of water. 
Clear Pathway of any vegetation or other obstructions that impede 
safe passage. 

Landscape 

Goal: Maintain an aesthetically pleasing landscape that includes healthy plants 
and associated elements, which control erosion, defme pedestrian travel routes, 
and complement rather than disrupt coastal viewsheds. 

Inspection and Maintenance Issues: 
Landscape Design Plan: 

Review the approved landscape plan, its design features and 
intended purposes with the City's shoreline maintenance staff. 
Update and document changes to the landscape plan on a regular 
basis. *NOTES: Changes to the number or location of boulders, 
benches, signs or guardrails requires a Coastal Permit. Changes to 
the number or location of plants do not require a Coastal Permit as 
long as species on the approved plant palette are used. Maintain 
documentation of the Pathway and landscape design including 
number, species and locations of all plants and all boulders, 
guardrails, benches and signs. Periodically review the design with 
the Forest and Beach Commission. 

Tree Trimming and Shrub Pruning: 
Schedule trimming of Monterey cypress trees using professional 
standards that will promote healthy growth and prevent structural 
damage from wind storms. 
Trim trees and prune shrubs that encroach on the silhouettes of 
mature cypress to eliminate conflicts with cypress viewshed. 
Prune shrubs to promote healthy plant growth and protect coastal 
viewsheds. 
Trim and thin acacia thickets to protect coastal views, deter transient 
activities, and prevent encroachment onto other plant habitats. 
*NOTE: Monterey pines and native plant communities in the North 
Dunes. 
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Shrubs and Groundcovers: 
Plantings should conform to the approved Pathway Landscape 
Design Plan. 
Replacements should be planted near mature specimens to avoid · 
large-scale die-offs when plants reach the end of their life span. 
*NOTE: This work can be scheduled in increments. 

Aggressive, Invasive Exotic Plants: 
Seize opportunities to eliminate ice plant or acacia on or near bluff 
top; replace with species from the approved plant list that 
complement landscape. 

Irrigation System: 
Assess effectiveness of irrigation system components (including 
water storage tanks, pumps, spray heads and bubblers). 
Adjust, repair or replace broken or ineffective components 
immediately. 
Supply adequate water to maintain healthy growth of landscape 
plants. 
Expand the irrigation system only if existing system will not be 
compromised. 
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9.5 CARMEL BEACH PROFILE MONITORING PROGRAM 

A series of benchmarks and beach profile transects have been established to 
monitor changes along the Cannel Shoreline (see Figures below). Note: If you are 
viewing this document in electronic format, a complete set of these maps is 
available from the Carmel Department of Community Planning and Building. 
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BENCHMARK NORTH 2!!. ~ 
BENCHMARK OESCRIPTlONS: 

JEFFERS 1952 4U711.9ll 1158797.0'1 
uaznB.IB 
1138&08.11 
llli9973.9S 
1140056.70 
11'10226.36 
11'10191.5'1 
11'10191.lll 
11'10255.60 
11119949.51 
IISB665.71i 

lll.tl 
'10.87 
21.10 
27.2& 
26.&2 
ll7.11 
li&,Oll 
'lt.lll 
65.'12 
'11.111 
2ll.ll'l 

JEFFERS 19ll2 USC&GS BRASS DISC IN CONCRETE MONUMENT ON EAST SIDE OF 
SCENIC ROAD 00 FEET SOUTH OF OCEAN VIEW AVENUE. 

FOX 19ll2 '160ll66.56 

FOX 19ll2 

BM I 

BM 2 

BM ll 

BM 'I 

BM 5 

BM 6 

BM 7 

BM 7-A 

BM I 

USCBGS BRASS DISC IN ROcK OUTCROPPING ON PESCADERO POINT 

BRASS OISC IN WHEELCHAIR RAMP WEST SIDE OF SCENIC ROAD 
AT MARTIN WAY 

BRASS DISC IN WHEELCHAIR RAMP WEST SIDE OF SCENIC ROAD 
AT SANTA UJCIA AVENUE 

BRASS DISC IN STONE BENCH ON POINT WEST OF SCENIC ROAD 
AT llltb AVENUE 

BRASS DISC IN CURB WEST SIDE OF SCENIC ROAD ABOVE STAIRS 
AT lith AVENUE 

BRASS DISC IN CURB WEST SIDE OF SCENIC ROAD ABOVE STAIRS 
AT 9th AVENUE 

BRASS DISC IN SIDEWALK WEST SIDE OF SCENIC ROAD AT 8th AVENUE 

BRASS DISC IN SIDEWALK NORTH SIDE OF OCEAN AVENUE AT 
SCENIC ROAD 

BRASS NAIL AND WASHER IN WALL AT END OF OCEAN AVENUE 

BRASS DISC IN TOP Of STORMDRAIN ENDWALL AT NORTH END OF BEACH 

NEILL ENGINEERS CORP. 

KEY MAP AND 

BM I '15'111i1.2ll 
BM 2 '115'1lll7 .15& 
BM II 45'1738.29 
BM 'I 4&5609.9'1 
BM 5 '156487.72 
BM 6 4li690S.70 
BM 7 4157915.15 
BM 7-A 45792ll.lll 
BM 8 '158271.01 

HORIZONTAL POSITIONS SHOWN ABOVE ARE BASED 
ON THE NORTH AMERICAN DATUM Of 1927. 
ELEVATIONS ARE BASED ON NATIONAL GEODETIC: 
VERTICAL DATUM OF 1929. CROSS SECTION 
MEASUREMENTS WERE TAKEN JULY I THROUGH 
JULY ll, 2002. 

® 
CONTROL 

CARMEL, CAUFORNIA 

DIAGRAM 
CARMEL BEACH 

W.O. 7995 

BEACH AREA MONITORING PROGRAM 

CITY OF CARMEL-BY-THE-SEA, CALIFORNIA 

.JULY 2002 SCALE: I" • 300' 
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POINT DESCRIPTIONS: 

A BRASS NAIL AND WASHER IN TOP OF OLD WALL NORTHWEST OF 
MARTIN WAY, 3 FEET SOUTH OF MULTI-PRONG CYPRESS TREE, 

8 

c 

D 

E 

f 

G 

BRASS NAIL AND WASHER IN TOP OF NEW WALL NORTHEAST OF 
MARTIN WAY, SOUTH OF SANTA LUCIA AVENUE. 

BRASS NAIL AND WASHER IN TOP OF OLD WALL ABOVE CULVERT, 
SOUTH OF SANTA LIJCIA AVENUE. 

BRASS NAIL AND WASHER IN TOP OF NORTH END OF NEW WALL 
NEAR SANTA LUCIA AVENUE. 

BRASS NAIL AND WASHER IN CONCRETE AT BOTTOM OF NORTH 
SIDE Of STAIRS, NORTH Of SANTA LIJCIA AVENUE, 

BRASS NAIL AND WASHER IN TOP OF NEW WALL AT BEND, 
BETWEEN SANTA LUCIA AVENUE AND llllh AVENUE. 

H 

BRASS NAIL AND WASHER IN NORTHWEST EDGE OF BOTTOM LANDING 
AT 131h AVENUE STAIRWAY. 

BRASS NAIL AND WASHER OH fOOTING LEDGE SO FEET SOUTH 
OF NORTH END Of WALL NEAR 121h AVENUE. 

K 

CHISELED 'X' ON TOP OF HIGHEST ROCK ABOVE PIPE OUTLET, 
APPROXIMATELY 10 FEET BELOW MANHOLE AT lllh AVENUE. 

BRASS NAIL AND WASHER IN TOP Of ROCK WATER fAUCET ENCLOSURE AT lllh AVENUE STAIRWAY. 

BRASS NAIL AND WASHER IN CORNER OF STONE WALL AT LOWER 
LANDING Of IOih AVENUE STAIRWAY. 

POINT 

A 
B 
c 
D 
E 
F 
G 
H 
I 
J 
K 

NORTH 

454160.55 
414283.66 
4114400.35 
41144119.44 
4114462.97 
4541190,80 
4114793.37 
4114984,84 
41111591.16 
411620.11 
415961.97 

EAST 

11391554.9& 
11!9736,18 
1159875.49 
1139903.26 
11399fil.ll3 
1140021.14 
1140043.69 
1140100.93 
1140171.90 
1140191.18 
1140152.32 

ELEVATION 

16,03 
111.19 
20.91 
18.411 
10,10 
17.72 
1.06 

111.46 
21.59 
27,53 
19.29 

HORIZONTAL POSITIONS SHOWN ABOVE ARE BASED 
ON THE NORTH AMERICAN DATUM OF 1927, 
ELEVATIONS ARE BASED ON NATIONAL GEODETIC 
VERTICAL DATUM Of 1929. 
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EACH CROSS SECTION ORIGINATES AT A CORRESPONDING BENCHMARK, DESCRIBED BELOW, 

AND EXTENDS PERPENDICULAR TO THE SHOREUNE, ENDING AT WATERUNE. 

BENCHMARK DESCRIPTIONS: 

JEFFERS 1952 USC&GS BRASS DISC IN CONCRETE MONUMENT ON EAST SlOE OF 
SCENIC ROAD &0 FEET SOUTII OF OCEAN VIEW AVENUE. 

fOX 1952 USCIGS BRASS DISC IN ROCK OUTCROPPING ON PESCADERO POINT 

BM I BRASS DISC IN WHEELCHAIR RAMP WEST SlOE OF SCENIC ROAD 
AT MARTIN WAY 

BM 2 BRASS DISC IN WHEELCHAIR RAMP WEST SlOE OF SCENIC ROAD 
AT SANTA WCIA AVENUE 

BM a BRASS DISC IN STONE BENCH ON POINT WEST Of SCENIC ROAD 
AT ISth AVENUE 

BM 4 BRASS DISC IN CURB WEST SlOE OF SCENIC ROAD ABOVE STAIRS 
AT lltb AVENUE 

BM II BRASS DISC IN CURB WEST SlOE OF SCENIC ROAD ABOVE STAIRS 
AT 9th AVENUE 

BM 6 BRASS DISC IN SIDEWALK WEST SIDE Of SCENIC ROAD AT 8th AVENUE 

BM 7 BRASS DISC IN SIDEWALK NORTH SlOE Of OCEAN AVENUE AT 
SCENIC ROAD 

BM 7-A BRASS NAIL AND WASHER IN WALL AT END Of OCEAN AVENUE 

BM 8 BRASS DISC IN TOP Of STORMORAIN ENDWALL AT NORTH END Of BEACH 

BENCHMARK ~ EAST ~ 

JEffERS 1952 4153711.95 1158797.04 lll.18 
40.87 fOX 1952 460366.156 11529158.18 

BM I 454151.25 II:S9608.81 26.10 

BM 2 454387.116 115997ll.96 27.26 

BM a 4547a8.29 11400&6.70 26.62 

BM 4 4&5609.94 1140226.56 57.81 

BM II 4&6487.72 1140191.114 3&.015 

BM 6 4&6905.70 1140198.58 41.58 

BM 7 4&791&.111 114021111.60 65.42 

BM 7-A 4&792ll.ll8 1159949.51 48.111 

BM 8 4118271.01 llll9666.711 25.ll4 

HORIZONTAL POSITIONS SHOWN ABOVE ARE BASED 
ON THE NORTH AMERICAN DATUM Of 1927. 
ELEVATIONS ARE BASEO ON NATIONAL GEODETIC 
VERTICAL DATUM Of 1929. CROSS SECTION 
MEASUREMENTS WERE TAKEN JULY I THROUGH 
JULY 3, 2002. 

NEILl. ENGINEERS CORP. ® 
BEACH CROSS 

SHEET 4 OF 8 

CARMEL, CALifORNIA 
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BEACH AREA MONITORING PROGRAM 
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Shoreline Management Plan 

9.6 CARMEL BEACH WATER STORAGE TANKS 

Appendices 

I A map illustrating the location of the underground water tanks by Del Mar A venue 
is shown below. 
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Shoreline Management Plan Appendices 
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Significant Tree Evaluation Worksheet 

Part One: Initial screening 

Complete Part One to determine if further assessment is warranted. Trees must pass 
all criteria in Part One to be considered significant. 

A. Does the tree pose an above-normal potential risk to life or property? 

D YES D NO 

Any tree that has structural impairment that is likely to cause it to fail should be marked as unsafe and the 
tree should be removed. Trees that have limited and specific defects that can be remedied with selective 
pruning or other mitigation should be marked as safe and specific recommendations should be given to the 
owner for tree care. Such trees may still be assessed for significance. 

B. Is the tree one of the following native species identified on the Carmel-by-the-Sea 
recommended tree list? 

DYES D NO 

_ Monterey Pine Coast Live Oak 

_ Monterey Cypress Catalina Ironwood 

_ Bishop Pine California Sycamore 

Coast Redwood Big LeafMaple 

(Note: Other species on the recommended tree list may be determined to be Significant Trees only if they are 
exceptional examples of the species. Such trees also must exhibit excellent health, form, vigor and substantial 
size sufficient to rate an overall score of at least 7 points in Part Two of the assessment.) 

C. Does the tree meet the minimum size criteria for significance? 

DYES 

Diameter Height 
Monterey Pine, Monterey Cypress, Bishop Pine, Coast Redwood 4 Inches 15 

@DBH Feet 
Coast Live Oak-single trunk tree 6 Inches N/A 

@DBH 
Coast Live Oak-cluster or multi-trunk tree measured as an 6 Inches 
average diameter of all the trunks that reach breast height @DBH N/A 

California Sycamore, Big Leaf Maple, Catalina Ironwood 10 Inches 25 
@DBH Feet 

Note: DBH- diameter at breast height or 4.5 feet above the adJacent ground surface 



Part Two: Assessment for tree significance 

For each of the criteria below assign points as shown to assess the tree. , p be 
considered significant, a tree must achieve a minimum score of 1 in each of hese 
categories and must achieve a total score of at least 6. If any criteria score is zerr:> the 
assessment may stop as the tree cannot qualify as significant. 

D. What is the health and condition of the tree? 

0 points: The tree is heavily infested with pests or has advanced signs of 
disease that indicate the tree is declining and has a very limited life 
expectancy. 

1 point: The tree shows some pests or disease that impair its condition, but 
which does not immediately threaten the health of the tree. The tree 
may recover on its own, or with appropriate intervention. 

2 points: The tree appears healthy and in good condition. 

3 points: The tree shows excellent health, is free of pests and disease and is in 
very strong condition. 

E. What is the overall form and structure of the tree? 

F. 

0 points: The tree appears to have poor form and/or structure 

1 point: The tree has average form and structure for the species but does not 
exhibit all the qualities of excellent form and structure. 

2 points: The tree exhibits excellent form and structure. For all species there 
will be a good distribution of foliage on multiple branches with no 
defects. For conifers, the tree will have a single, straight leader 
and balanced branching with good taper. Oaks will exhibit a well
developed canopy with no suppressed branches. Oaks may be 
single-trunked or multiple-trunked and will have a balanced 
distribution of foliage on each trunk/branch. 

What is the age and vigor of the tree? 

0 points: The tree is over-mature or shows signs of poor or declining vigor 
such as die-back of major limbs or of the crown, small 
leaves/needles and/or minimal new growth 

1 point: The tree is mature but retains normal vigor and is likely to continue 
as a forest asset for at least another 15 years 

2 points: The tree is young to middle aged and shows normal vigor 

3 points: The tree is young to middle aged and shows exceptional vigor. 
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G. Are environmental conditions favorable to the tree? 

0 points: The tree is crowded or has no room for growth to maturity. 
has poor access to light, air or has poor soils for the species. 

The tree 

1 point: The tree has average environmental conditions including room for 
growth to maturity, access to light and air, and soils suitable for the 
species. 

2 points: The tree has room for growth to maturity with no crowding from 
other significant trees or existing buildings nearby. The tree also 
has excellent access to light and air, and excellent soils for root 
development. 

D 

Part Three: Final Assessment 

A. 

B. 

c. 

Total score from Part Two: D 
Did all assessment categories in Part Two achieve a minimum score of 1-point? 

DYES 
·If the tree was one of the listed species shown in Part One-B, was the total score 
at least 6 points? If the tree was not one of the listed trees, was the total score at 
least 7 points? 

DYES 
Are there any other factors that would disqualify a tree from a determination of 
significance? (Explain any 'yes' answer) 

DYES 

Conclusion: Does this tree qualify as a significant tree? DYES 

0No 
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• Carmel-by-the-Sea Design Traditions • Introduction to the Design Review Process • 

Introduction to the Design Review Process 

This booklet is an introduction to the City's Residential Design Review Process and 
Guidelines that are used in development review. The guidelines are presented in two 
booklets: 
• Guidelines for Design Concept Review are presented in this booklet. 
• Guidelines for Final Details Review are published in a separate booklet. 

[ 1] 
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• Carmel-by-the-Sea Design Traditions • Introduction to the Design Review Process • 

Wliat are Desi9n Guide(ines? 
Design guidelines convey community c~nsensus about neighborhood 
design. As such, they provide a common basis for making decisions about 
work that may affect the appearance of individual properties or the over
all character of Carmel. While guidelines provide direction, they are not 
intended to be inflexible nor used like ordinances. Instead, they are to 
be used to promote communication about how design changes can blend 
into and enhance community character. While the guidelines may sug
gest methods to achieve design objectives, the City recognizes that there 
may be other methods. 

Wli y liave Desi9n Guide(ines? 
These guidelines inform the designers, architects and property owners 
about design objectives the citizens hold for their residential areas. They 
indicate an approach to design that property owners may use to make 
decisions about their buildings and to maintain the city's traditional char
acter. The guidelines also provide the city, through the Design Review 
Board, Planning Commission, Staff, the Forest and Beach Commission 
and the Preservation Committee, a basis for making informed, consis
tent decisions about design. 

Tlie Scope of t/ie Guide(ines 
The guidelines address all projects in the R-1 zoned areas of Carmel. 
Please note that the City of Carmel-by-the-Sea will not issue a construc
tion permit for exterior additions, remodeling or new buildings without 
design review approval from the Design Review Board, the Planning 
Commission or Staff. These guidelines also will aid property owners 
and their architects in developing appropriate designs strategies. The 
guidelines focus on maintaining the traditional character of Carmel. 

Note that other regulations also may affect design in Carmel, including 
the following: 
• The Land Use Code of the City of Carmel-by-the-Sea 
• California Environmental Quality Act (CEQA) 

[ 3] 
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A Quick Guide to the Design Guideline~ 
I 

The purpose of the Design Review System is to assure that alterations and new con
struction in Carmel will respect the desi~ traditions of the community, while ac~m
modating reasonable devefopment and change. This Quick Guide provides a m
mary of the fundamental design principles upheld in the guidelines and introd ces 
the basic sequence of issues that one should consider when developing a design. on
cept. 

Key Princip(es of the Desi9n Guicfe(it· es 
~ese key principles form the foundation of the g i.ide-
hnes: , 

1. Respect Carmel's design traditions. : 
This includes consideration of community-wide feahues, the cha acter 
of the neighborhood and of the imrnedia te block. 

2. Respond to the context. 
The built environment should be in balance with the forest chara ter. 

3. Balance design objectives. , 
Achieve a sense of being integrated with the community, while als pro
moting diversity of design on individual sites. 

4. Develop a design in phases. 
Develop broad concepts of site design and basic massing first. Then re-
fine the design with the more detailed guidelines. I: 

The enduring principles of design in Carmel-by-the-Sea are v'riety, 
modesty and simplicity. While there is wide diversity in design i~ is the 
goal of these guidelines that each house draw from and contributt to its 
neighborhood by generously providing for open space and presll!rving 
the City's traditions of simple homes set amidst a forest landscape. 

[4] 
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• Carmel-by-the-Sea Design Traditions • Introduction to 

PCannin9 a Project 
When planning a project in Carmel, one should define a 
basic cfesign approach that will meet the owner's needs 
and at the same time be compatible with the neighbor
hood. Follow these steps in planning such an approach. 

Consider the context of the project. 

1. Consider the character of the city at large: 
• General character of the community 
• General approach to design:: ~·· 

• Sense of open space 
2. Consider the character of the neighborhood: 

• Street character & orientation 
• Vegetation 
• Building scale 

3. Consider the character of the block: 
• Building setback vari~tibns 
• Dominant tree species 
• Public and private views· 
• Street edge character 
• Building design, height and size 

Consider the resources of the site. 

1. Assess the topographic features: 
• Design with the topogr~Ehx,and use slopes to 

create second levels abo:ve~or. below ground. 
2. Trees and vegetation S.'"; :·.: · 

• Identify trees and vegetaqQ:rl that are important 
to the urban forest or thiitaCidsharacter to the 
site or neighborhood. 

3. If you have a historic building or a building of tra
ditional character, consider an addition rather than a 
demolition/rebuild. 

Consider your program requirements. 

1. Define basic functional needs.-· 
2. Balance these with Carmel tr~.i;Ulions. 
3. Adjust your program to fit th~pll:rcel size and site 
constraints. ~ ' ·· 

Summarize the basic project approach. 

1. This should balance considerations of context, site re
sources and program requirements. 

[ 5] 
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the Design Review Process • 

In considering the context, the 
design guidelines encourage a 
continuity of landscape design, 
especially as seen from the street, 
while they also promote a diversity in 
architectural character. Therefore, an 
objective is to strike a balance 
between relating to the forest context 
by using similar landscape elements 
while also maintaining the tradition 
of variety in building design. 
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How tfie Guide[ines are Or9anizecf 
These design guidelines are presented in a sequence that folio s the 
City's design review process. When proposing a project, applican first 
should become familiar with the City's design traditions and itd goals 
for preservation of character. Next, applicants should consult Wlth the 
City's planning staff and the City Forester to develop a preliminary site 
assessment map. This will aid in understanding the resources of the site 
and issues that will need to be addressed in the design. Based ort these 
preliminary steps, applicants should then develop concept plat and 
complete a Design Concept review. After this, a Final Details re iew is 
scheduled. Only after this final review can a project proceed to co struc
tion. 

I 

This first Design Guidelines booklet focuses on broad-scale de~gn is-
sues which should be used during the Design Concept reviewlstage. 
This includes design principles which apply neighborhood-wide swell 
as design guidelines for site planning and for the mass and sc e of a 
building. ! 

I 

The second Design Guidelines booklet focuses on specific buildmg and 
site design issues which should be used during the Design Det.ils re
view stage. These include design guidelines for architectural ch$-acter, 
details and materials. Other general design guidelines, such as s,lar ac
cess, views, energy conservation and utilities are also included. 

The City uses the design guidelines to determine the appropriateness of 
a proposed project. In doing so, it evaluates each application on a case
by-case basis to determine that the proposed design meets the ~tent of 
the guidelines. This often requires careful judgement and a balanfing of 
competing design objectives. 

[ 6] 
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• Carmel-by-the-Sea Design Traditions • Introduction to the Design Review Process • 

Tlie Format for a Guicfe(ine 
Each design guideline in this document typically has four 
components: 

1. Design Objective- describes a desired state or condition of the de
sign element being discussed. 

2. Design Guideline Statement- typically performance-oriented, de
scribes a desired design treatment. 

3. Supplementary Information- may include suggestions on how to 
meet the objective, additional requirements, or may provide an ex
panded explanation. This information is listed in bullet format. 

4. Illustrations- may be provided to clarify the intent of the guideline. 
(These components are illustrated below.) 

It is important to note that all components of a design guideline consti
tute the material upon which the City will make its determination of the 
appropriateness of a proposed project. 

~ RoofForm. 
Varied roof forms are typical in a block and this tradition 
should be continued. 

Simple primary roofs, with subordinate at
tachments such as dormers, are appropriate. 
• For example, basic gable and hip roofs are tra

ditional and their use is encouraged. 
• Flat roofs may be used to a limited extent on 

smaller, one-story structures. They should not 
be used on large buildings or two-story ele
ments. 

• Avoid complex roof forms that call attention to 
the design or add unnecessary detail. 

Section Heading 

• Mansard roofs typically add more mass than 
other forms and are discouraged. A sloping roof 
"skirt" that conceals a flat roof is particularly 
out of character. Similarly, a gable roof that is 
"clipped" at the top adds unnecessary complex
ity to a design and should be avoided. 

Simple primary roofs with subordinate 
attachments, such as dormers, are 
appropriate. 

Sample of the guideline format used in this document 

[ 7] 
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Notify 
neighbors _ _ 
and receive 
comment 

Preliminary 
consultation 
and site 
assessment 
with Forestry 
and Planning 
staffs 

Design 
Concept 
plans 
prepared by 
Applicant 

Design 
Concept 
review by 
City staff 

Design 
Concept 
approval by 
City staff 

Final design 
plans 
prepared by 
Applicant 

Final Details 
review by 
City staff 

Final project 
approval 

Track 1 Review Process 

Tlie Tliree Desi9n Review, 

Tracks I 
The Design Review System is organized 
into three separate tracks, whicfi qorre
spond to the complexity of review or to 
the degree of flexibility that is sought for 
an individual project. 

Review Track 1: 
Final Review decision by staff 
The Track 1 review track is available for additiqns and 
alterations that do not involve substantial in~' reases 
in the size of buildings. Reviews are condu ted by 
staff, and typically involve site visits, plan revi w and 
design consultations. For staff approval, all of the rel
evant Land Use Code provisions and Design ~uide
lines must be met. Flexibility is available only where 
clearly defined in municipal code standards t ~at can 
be measured. 1 

Referrals: 
At any time that staff or the applicant is con~emed 
about the nature of the project or the interpret tion of 
the standards and guidelines; the project may be 
scheduled before the Design Review Board or the 
Planning Commission for discussion. 

This is the most expeditious but least flexible k'ack of 
review. It is provided for owners with simple 1 rejects 
and for small additions in order to proceed t ju'ough 
the process quickly and with a high degree pf pre-
dictability. 1 

[ 8] 

All design review tracks are subject to Ute 
California Permit Streamlining Act. This l~w 
requires the City to determine an applicat~n 
is complete within 30-days of applications b
mittal. Once complete, the City then has 0-
days to take final action. The only excepti ns 
are (1) when environmental review is requi ed 
or (2) when the applicant specifically requests 
a continuance. 

II 
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• Carmel~by-the-Sea Design Traditions • 

Review Track 2: 
Final Review decision by Design Review Board 
or Planning Commission 
This level of review is designed for projects where (1) 
it is not clear that the design meets all design guide
lines or that (2) could have a significant impact on the 
neighborhood context or (3) in which the applicant 
seeks to make use of incentives that are available un
der conditions that require interpretation of compat
ibility with the context. This review track also applies 
to all new homes and to alterations that increase floor 
area by more than 25%. 

Projects that require a land use permit or environmen
tal review will receive design review by the Planning 
Commission. All other projects in Track 2 receive de
sign review by the Design Review Board. 

Preliminary reviews are conducted by staff and then 
are referred to the Design Review Board or the Plan
ning Commission for Design Concept review. Final 
Details review is conducted by the Design Review 
Board or Planning Commission after concept ap
proval. 

Greater flexibility in interpretation of the guidelines 
and in the application of incentives is available in this 
track, as compared with Track One. While it may take 
some additional time, the outcome, at least in terms 
of minimum standards, is relatively predictable. 

Introduction 

Comment by 
Forest and 
Beach 
Commission 
if trees are 
affected 
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plans prepared 
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Public 
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and receive 
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Public 
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input 
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plans 
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Applicant 

(} 
Design 
Concept 
review by 
Planning 
Commission 

~ 
Design 
Concept 
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Planning 
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v 
Final design 
plans 
prepared by 
applicant 

() 

Final Details 
review by 
Planning 
Commission 

() 

Final project 
approval by 
Planning 
Commission 

Comment by 
Historic 

· · · Preservation 
Committee if 
historic 
resources 
are affected 

Track 3 Review Process 

Introduction to the Design Review Process • 

Revtew Trac 3: i . k j'l 
Final Review decision by Planning Comm ssion 
This review track is the most flexible process ~nd is 
included to accommodate innovation and di\tersity 
while still respecting the City's design tradition$. This 
track is designed for complex projects and for those 
in which the applicant seeks special exception$ from 
certain standards and guidelines because of Unique 
circumstances of the site or in which they believe the 
overall design will be compatible with the cpntext 
even though it does not directly meet some of th~ stan
dards and guidelines. This is a "Planned Defelop-
ment" process. i 

The objectives in the ordinance and design gui 
and the background text in the guidelines s e as 
the basic principles or performance standards ,or de
termining appropriateness of any proposed wo 'k. Ex
cept for floor area and volume standards, most imen
sional standards such as heights, setbacks, co · erage 
and number of stories could be relaxed by th 'Com
mission. 

Planned Development Requirements: 1 

Since the Track 3 review potentially allows fbr sig
nificant deviations from design standards, it is :¥npor
tant to provide enough information to the pub ·c and 
to decision-makers. Depending on project sco e, the 
following may be required: 

• Model of site and project 
• Neighborhood-block plan 
• Special notice to neighbors explaining the project 
• Narrative explaining how City objectives *e met 
• Higher fees to offset longer processing costs 

[ 10] 
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Design Concept Guidelines 
This section contains guidelines for the design and review of concept plans. The ~de
lines focus on broad design considerations that relate to the basic organization of uses 
on a site, treatment of the urban forest and the massing of buildings. A primary con
sideration is that a design be compatible with the design traditions of Carmel, includ
ing maintaining the uroan forest character and promoting buildings that are in scale 
with the context while encouragin~ diversity in mdividua1 houses. An accompanying 
booklet addresses Residential Des1gn Guidelines Final Details Review. 

[ 11] 
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Neighborhood-wide Guidelines 
Tfie Pre[iminary Site Assessment 
Each site is considered part of a larger neighborhood and should con
tribute to neighborhood character. Important elements of neighborhood 
character include the local forest and open space resources, the charac
ter of the street edge, the massing, arrangement, and materials used in 
other homes nearby and the local patterns of topography, access and 
views. 

However, each site is also unique and will present its own design chal
lenges and opportunities. Therefore, the first step in developing a plan 
for a project is to assess the context of the neighborhood and the re
sources and constraints of the site. A plan showing existing conditions 
on the site and in the immediate vicinity should be prepared by ali
censed surveyor or engineer. This site plan will show topography, drain
age features, existing trees and structures, the edge of the street and other 
features useful in developing a design concept for the project. 

This plan must be reviewed in the field by the City Forester and a plan
ner. During this field review, qualitative assessments will be made re
garding the health and importance of each tree, whether above-or be
low-ground areas should be avoided and whether specific existing struc
tures may qualify for incentives offered to preserve traditional or his
toric buildings. Observations about the neighborhood design context, 
street and right-of-way character, views or other conditions will be noted 
as well. 

A copy of the site assessment will accompany the project through the 
design review process to aid in the evaluation of the project by decision
makers. This site assessment should be used by the architect or designer 
to develop both the design concept for the project and a forest enhance
ment/maintenance plan for the site. The forest enhancement/mainte
nance plan will be required during the concept phase of design review 
and should address the following issues: 
• Which trees will be retained, removed or pruned due to the project? 
• Will new trees be added (where, how many, what species)? 
• Which trees are considered most significant to the site and why? 
• How does the proposed project relate to these significant trees (set

backs, pruning, screening)? 
• How will the remaining and proposed trees on the site relate to the 

composition of the forest in the immediate neighborhood? 
• Are there any significant belts of native or planted vegetation that are 

important to the character of the site? Will they remain or be removed? 
• What is the character of the adjacent right-of-way? How will it be pre

served or enhanced by the project? 
• Are any special protective measures planned that go beyond the mini

mum City requirements for tree protection? 

[ 131 

The first step in developing a plan for a 
project is to assess the context of the 
neighborhood as well as the resources 
and constraints of the site. 

Prior to submittal of design plans for 
projects that will alter the building 
footprint, add a second story or involve 
excavation, the City requires preparation 
of a preliminary site assessment. 
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Each site should contribute to the urban 
forest by saving significant trees and 
planting new ones that are consistent 
with the context. 

Note: 
See the City Forester to determine 
the condition and significance of 
existing trees. 

The Forest and Beach Commission 
will comment on the effects any 
proposed work will have on 
significant trees during project 
review. 

See also the City's Policy Paper 
C91-05, "Tree density per lot," in 
the Appendix which establishes 
recommended tree replacement 
ratios and suggests trees species. 
Note that these ratios may be 
adjusted by the City Forester based · 
on individual site conditions. 

1.0 Preservin 9 tlie For est Character 
The urban forest is one of the most significant and remarkable qarac
teristics of the community. In most neighborhoods, the forest has ~com
bination of upper canopy trees and a lower story of smaller treles. In 
most areas, the upper canopy traditionally was Monterey Pine, !while 
the lower canopy trees included a mix of multi-stem varieties, ofte coast 
live oak. Other neighborhoods have a different forest character stab
lished of Monterey cypress or redwoods. Protection of existing h althy 
trees should be among the highest priorities in any project. Tre that 
are especially significant due to their size, character, location or s ecies 
should be identified through consultations with the City Forester at the 
beginning of a project. This applies to trees on site and abutting p oper
ties as well as in the right-of-way. Each site should preserve or ad trees 
to perpetuate and enhance the urban forest context of the neighbo ood. 

Understory trees are those that establish a lower scale than the pper 
canopy trees. These often have multiple trunks that are useful for s reen
ing, and softening building mass. Established, healthy tmderstor trees 
should be preserved when feasible. In sites lacking sufficient tree new 
ones should be planted to supplement the urban forest. 

Buildings and other site structures should be located to mini 
removal, pruning, or damage to existing significant trees, on an adja
cent to the site. The "Preliminary Site Assessment" map should b con
sulted when designing and locating new structures and additions to de
termine which trees are significant and should be protected. Whe new 
trees are planted they should be selected to enhance the forest ch acter 
of the neighborhood. 

The forest landscape is prevalent along the road edge in most 
neighborhoods and overhangs most streets to create the 

on ... "" f<>n lane . 

[ 14] 
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• Carmel-by-the-Sea Design Traditions • Neighborhood-wide Guidelines 

Objectives: 
• To maintain and enhance the urban forest as a distinctive feature of 

Carmel 
• To establish continuity oflandscape elements throughout each neigh-

borhood · 
• To maintain the forest character of each neighborhood, which typi

cally includes a mix of upper canopy and lower canopy trees 
• To filter views of houses with lower story trees and reduce perceived 

building scale or prominence from the street 
• To promote preservation of established trees that contribute to the 

forest character of the neighborhood 
• To promote planting of new trees that will contribute to the urban 

forest character 

Key principles: 
• Identify the forest character of the neighborhood before considering 

site design. 
• Preserve established significant trees. 
• Plant new trees to supplement the urban forest. 
• Provide a compahble landscape setting to reinforce the forest char

acter. 

Significant 
trees removed 

Existing significant upper canopy trees 
should be preserved as neighborhood 
assets. 

Existing ::. 
significan~·. o 

trees '""""'...:,...f-. ~f-11 and damaged ,.;;.,:..j---,~!:--...;..*------1 "" I 

Site evaluation: Identify significant trees. Undesirable: Trees removed and heavily pruned 

Preferred: Significant trees preserved 

[ 151 
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Excavation work should be planned to 
avoid significant impacts to root 
systems. As shown here, cutting into 
major roots systems without City 
approval will weaken or even kill a tree 
and is unlawful. 

Trees in the right-of-way should not be 
removed. 

1.1 Existing significant upper canopy and understory! trees 
should be preserved. 
• First, consult with the City Forester to evaluate existin trees 

in the right-of-way and on site for their significance and ondi-
tion. I 

• Plan to protect trees during construction as provided~in the 
Land Use Code and by planning access and site develo ment 
around trees. , 

• Trees in the right-of-way should not be removed to p~ovide 
parking spaces. : 

• Position building masses and roof forms to avoid cut · g into 
the canopy of established trees. (See also the following ction 
on site design.) 

/ 
/ 

I 
I . 
I 
\ Tree • 

, I J 
\,~/!' , ,, f 

Plan 

"'-!..,'• I 
'-..• I 

6'-0"+ 6'..0"+ 

r r' 'II\":!-• '• 
- , 4 I \ . ..,. ·~· "", ~," .. \. ·: ..... : .', II .•; , .... ·. 

Roots greater 
than2", 
call Forester 
before cutting. 

Section 

Acceptable Tree to Building Relationships 

Plan 

Closer 
than6'-0" 

Bridged Footing for Close Trees 
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• Carmel-by-the-Sea Design Traditions • Neighborhood-wide Guidelines 

1.2 Locate new construction to minimize impacts on established 
trees. 

1.3 

1.4 

• Structures with foundations, such as buildings, walls and ex
cavations, should be set back a minimum of six feet fro~ the 
base of any tree to be preserved in order to adequately protect 
tree roots. In some cases, a greater distance may be required. In 
other situations, it may be acceptable to build closer than 6 feet, 
when other design objectives are met and a bridged footing is 
used. (See illustration, page 4.) 

• Avoid a building design or roof design that would require ex
tensive pruning to tree limbs and canopies. 

• Adequate open space should be provided on each building site 
to retain, and plant anew when necessary, upper and lower 
canopy trees. 

• Plan building masses and excavation in areas that will mini
mize the impact on trees and their root structures. 

Protect root systems of all trees to be preserved. 
• Plan excavation work to avoid root systems of all trees on site 

and of trees on abutting properties. 
• Avoid excavations or foundations that would cut into more than 

one-third of the root zone or drip-line around any significant 
tree. 

• Plan curb cuts, paving and drainage systems to maintain air 
transport and water percolation to root systems. 

• Grades should not be raised or lowered around tree roots. 

Maintain a forested image on the site where it is consistent 
with the neighborhood context. 
• Plant new trees to reinforce the existing urban forest character 

on sites in each neighborhood where this character exists. 
• A tree removed for construction should be replaced unless there 

are numerous trees on the lot. A mix of upper and lower canopy 
trees should be used, as determined by the City Forester. 

• Appropriate tree species and a table of recommended replace
ment requirements are listed in the City's Policy Paper C91-05, 
which is attached as an appendix. 

• Select trees that are characteristic of the neighborhood context. 

[17] 

Maintain established understory trees 
that provide character and screening. 

Maintain a forested image on a site. 

Protect significant trees from 
damage during construction. 
See Appendix B and the 
Land Use Code requirements 
for fencing and other 
protection mechanisms. 

Also note that new trees that 
are planted as a condition of 
design approval must be 
maintained in place. If one of 
these trees is removed, it 
must be replaced. 

• 
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The informal, vegetated, character of 
open space in the right-of-way should be 
maintained. 

On most streets, pedestrians share the 
lanes with motorists. This contributes to 
the quiet, informal character of the street 
and should be continued. 

I 

Right-of-way character I 
In most neighborhoods, the edges of the public right-of-way are ~aved. 
In early years, it also was unplanted, resulting in an informal ch.racter 
of volunteer plantings, packed earth and pine needles. In oth~· areas, 
however, this "unimproved public right-of-way" was planted · indig
enous species that conveyed a forest appearance. Both approach s con
tributed to the urban forest. This forest character of the right-of ay is 
an important feature that varies with each neighborhood and sh · d be 
perpetuated. 

Carmel's streets are designed for walking. On most streets, ped 
share the lanes with motorists. This contributes to the informal 
ter of the street and should be continued. 

1.5 Maintain and enhance the informal, vegetated, open space 
character of the right-of-way. 
• Use simple planting plans when right-of-way landsca ing is 

proposed. 
• Emphasize native plants. 
• Do not add paving or boulders to the right-of-way. 

1.6 Maintain trees and naturalized vegetation in the public 
right-of-way and around the periphery of the site. 
• Exceptions may be necessary to provide safe access to the site. 
• Preserving existing belts of vegetation around a site 

tribute to the forest character of the street and help crT'""''I1i 

ings. 
• Trees with canopies that arch over the street are 

important to community character. 

Trees that abound in the public right-of-way and the periphery of the site 
maintained. 

[ 18] 
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Parking in the Right-of-way 
Parking has become an increased use in the right-of-way. This threatens 
the character of the street while at the same time, it meets a functional 
need. Therefore, street parking must be balanced with the objective of 
maintaining a forest edge. In general, parking in the right-of-way should 
only occur in a manner that maintains the informal, open space charac
ter. 

With the exception of driveways, new paving in the right-of-way is pro
hibited. When paving already exists in the adjacent right-of-way, this 
should be removed unless required for drainage/runoff control. The 
right-of-way may still be used for parking but should not present a hard
surface appearance or impermeable barrier to water. (Some of these park
ing guidelines apply when a property is altered, at which time parking 
must come into compliance.) 

1.7 Where a parking area in the right-of-way is to be defined, 
use a design that will reinforce the forest image. 
• Natural soil, shredded bark and wood chips are preferred sur

face materials. Gravel is prohibited. 
• Separate an existing parking space in the right-of-way from 

any driveway with plantings. 
• Only the city is authorized to add paving or boulders in the 

public right-of-way, except in the cases of driveways and au
thorized encroachments. 

2.0 Nei91i6orlioocf Street 
Cliaracter Guicfefines 

The informal image of residential streets in Carmel is one of the most 
distinctive features of its design traditions. This character should be main
tained. Designers for both private and public projects should respect the 
established street character along a block face and blend any proposed 
right-of-way changes into this context. 

Note that any paving in the Right-of-Way must be executed by the City 
and that in doing so, it will apply the City's adopted Policy and Stan
dards paper, "Public Way Design." 

[ 19] 

Where a parking area in the right-of-way 
is to be defined, use an informal unpaved 
design that will reinforce the forest 
image. 

Note that no new paving for 
parking may be created in the 
right-of-way and, when 
development occurs on a site, any 
existing paving in the right-of
way must be removed unless 
specifically authorized through an 
encroachment permit. 

Planting 

Separate an existing parking space in the 
right-of-way from any driveway with 
plantings. 
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The informal image of the residential 
streets in Carmel is one of the most 
distinctive features of its design 
traditions. 

: .:ntain the informal edge of street 
paving. 

Design Traditions • Neighborhood-wide Guidelines • 

Objectives: 
• To maintain the informal, meandering character of residentiallstreets 
• To retain the existing width of paving in the street 
• To maintain a rustic character to street drainage systems 

Street layout/grid 
Streets are laid out in a rectilinear grid for most of the town. Exce tions, 
however, occur in steep canyons, where roads meander along 
tours of the steep slopes. However, even where the grid exists, 
not appear formal, due to the meandering edges of the streets, th 
curbs and vegetated edges. This traditional layout contribute 
character of the community and should be maintained. The tra itional 
narrow width of the paved travel lanes also should be maintained. They 
should not be expanded. I 
2.1 Maintain the traditional street layout. J, 

• Where it exists, the grid system should be maintained. 
• Those streets that are laid out to follow contours an avoid 

significant trees or land forms also should be maintained. 

I 
I 
I 
I 
I 
I 
I 
I 
I 

Street edges, curbs and gutters I 
While the street grid is well-established, in most neighborhoodis it ap-
pears more like a series of meandering forest roads. This is a res t of the I 
informal edge of paving, in combination with the informal pl tings, 
trees and rustic character of the unpaved portions of the right- f-way 
flanking the travel lanes. In neighborhoods where it exists, the gged, I 
meandering character of the street is an important feature that hould 
be preserved. 

The design of a street edge should be sensitive to the neighb 
context. Although most street edges are informal, this varies fro 
to place throughout Carmel. These guidelines require that du g the 
preliminary site assessment for each project, the characteristic of the 
street edge be identified. This established character should then be per
petuated, or enhanced, in the proposed design. Projects should ~'fit in" 
and not introduce new elements that are foreign to an established pat-
~~ I 

2.2 Maintain existing patterns of street edge design an !street 
paving. 
• Avoid adding new pavement at the edge that would wi en the 

street or create a parking space. 
• Maintain an informal unpaved and/ or landscaped edg 

it exists. 

[ 20] 
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In most neighborhoods, drainage follows street grades and then is col
lected in a limited number of open gutters. These are typically lined 
with local rock. This detail contributes to the forest road character and 
should be continued. 

2.3 Maintain the existing character of street gutters in each 
neighborhood. 
• A rolled gutter made of asphalt is typical of most neighbor

hoods. 
• Where more formal gutters are used, they should be faced with 

rock. 
• A plain concrete curb is usually inappropriate in all neighbor

hoods. 

[ 21] 

Maintain the existing character of street 
gutters in each neighborhood. 

• 
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Site Planning Guidelines 
These guidelines address the placement of buildings on 
an individual site and they also cover the organization 
of open space and landscaped areas. -

Site plan designs should relate to and take advantage of 
the site's topography and slope, as well as significant, 
trees and vegetation. Designs should recognize the con
straints of tfie land and work within these limitations, 
rather than ignore them or override them. 

Objectives of the Site Planning Guidelines are: 

• To promote building placement that will protect trees 
• To promote variety in the way buildings are set back along each street 
• To encourage the positioning of buildings to frame open space 
• To protect privacy and views for neighbors 

Note that some variations in site planning principles exist between up
hill and downhill sites. In general, secondary structures are located up
hill, away from down hill views. Similarly, a driveway appears to "fall 
away" from the street edge on downhill sites, which reduces its visual 
impact. 

3.0 Topo9rapfi y 
The natural slopes of each residential neighborhood are some of the most 
important features in the community. They contribute to the distinctive 
character of development here and should be maintained. The manner 
in which a site is excavated for a building foundation and the way in 
which grades are treated are therefore important considerations. 

Objectives for this section are: 
• To maintain the natural topographic character of Carmel 
• To encourage site development that preserves natural slopes, avoids 

significant exposed cuts or fills and protects trees 
• To promote grading designs that will retain water on site, enhance 

percolation into soils, and minimize runoff onto adjacent properties 
• To promote the use of natural slopes and stepped floor plans in build

ing design so that houses hug the land. 

[ 23] 

Planning Guidelines 

Where construction is necessary on a 
steep slope, step the foundation and 
building forms to follow the contours or 
locate the long axis of a building to lie 
parallel with natural contours. 

• 
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Discouraged: This structure rises above 
the slope, which increases its mass. 

Discouraged: Extensive excavation and 
exposed cuts impact tree roots and 
disturb natural contours. 

While a key principle is to maintain the sense of natural topoglaphy, 
this must be balanced with the objective of minimizing the mafs and 
scale of a building. This can be achieved by locating some flodr area 
partially below grade or fully below grade in a basement. In such a situ
ation, more extensive excavation may be necessary. 

Another consideration is the objective to preserve significant trees. Mini
mizing a building footprint can provide more room on site for tris, but 
if excavation is included, it can impact existing root systems. Con 'rsely, 
if a basement and/ or two-story design is not used, floor area is ~strib
uted over a larger footprint. Excavation may be shallower but mor wide-
spread and root systems may still be affected. · 

These objectives to preserve topography and trees therefore must be bal
anced and considered on a case-by-case basis. The preliminary fjite as
sessment should guide the basic form of the building. The loca ·on of 
trees and root systems. on and near the site will determine whe r it is 
most appropriate to use a compact building footprint and excava d liv
ing spaces or a broader footprint with minimal excavation. Over ll, the 
ideal design will be one that accomplishes all of the City's design objec
tives, to respect natural contours, to reduce building mass and to ~rotect 
trees. 

I 
I 
I 
I 
I 
I 
I 
I 

Topography and slopes 
3.1 Minimize construction on steep slopes. i I 

• Construction on large contiguous areas of slopes that tceed 
30% should be avoided when alternatives exist. . I 

• Minimize the footprint of a building on steep slopes. 

Preferred: This structure works with the natural contours of the site and avoi 
roots. 
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3.2 Minimize the extent of excavation and fill on a site. 

3.3 

3.4 

• The site design should follow the natural contours of the site. 
Where construction is necessary on a steep slope, step the foun
dation and building forms to follow the contours or locate the 
long axis of a building to lie parallel with natural contours. 

Minimize the visual impacts of retaining walls, garden 
walls and other foundation structures as seen from the pub
lic way or neighboring sites. 
• Use a stepped building foundation that follows site contours. 
• Avoid extensive areas of "cantilevered" floors especially above 

a cut area. 
• Avoid the creation of tall, unused underfloor areas that add to 

building mass. The level of the finished floor above unused, 
underfloor spaces should not be higher than five feet above 
the ground at any point around the full perimeter of the build
ing. 

Avoid abrupt changes in grade on the site and between ad
joining properties. 
• A design that incorporates sloped, planted areas to create a 

smooth grade transition is preferred. 
• Avoid a design that requires a tall retaining wall, terracing or 

revetments that will be visible from the public way when fea
sible. When such transitions are unavoidable, multiple land
scaped terraces are preferred. 

Site Drainage 
3.5 Engineer the drainage pattern to retain water on site when 

feasible. 
• Avoid directing new runoff onto adjacent properties, per 

Carmel Municipal Code Section 15.08.230. 
• Maintain existing patterns of drainage between properties. 
• Note that the City's engineering standards prohibit directing 

new drainage onto an adjacent property. 
• Preserve natural open water courses. 
• Design drainage systems to avoid erosion of hillsides. 
• Consult early with Public Works Director and Building Offi

cial for sites with unusual drainage conditions. 

[ 25] 
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Minimize the visual impacts of retaining 
walls and other foundation structures as 
seen from the public way. 
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The preliminary site assessment 
can be used to identify 
important open space features 
of the site and neighborhood 
that should be retained or 
enhanced. 

Design Traditions • Site Planning Guidelines 

4.0 Open Space, Site Coverage anc! 
Set6acks 

• 

Open space should be coordinated with the design of structures n site 
and also with adjacent sites to enhance the parklike environmen i of the 
city. Open space should be distributed around a building to pr · ide a 
visual separation from adjacent structures on abutting sites an 
the appearance of crowding. 

I 
I 
I 
I 
I 
I 

Landscaped open space can help enhance the urban forest, especially I 
when coordinated with neighboring yards and roadside landsqaping. 
Open space is a community resource and some front yard open space on 
each site should remain visible from the street to enhance the ope char- I 
acter of the neighborhood at large. 

Objectives: I 
• To promote preservation of open space as an amenity on ind" idual 

properties 
• To establish an open space setting for each building that is fonsis- I 

tent with the neighborhood context I 
• To encourage coordinating open space with adjoining propett)es 
• To encourage a visual flow of open space from each site into the I 

right of way 
• To maintain the "forest foreground" image along the front of~ prop-

erty I 
• To maintain a sense of discovery along the street by maintaining an 

informal roadway edge and diversity in front setbacks 

I 
I 
I 
I 
I 

Preferred: Open space is organized to have a positive effect. Discouraged: Open space is simply "left over" 
within required setbacks with limited positive I 

[ 26] I 
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4.1 

Carmel-by-the-Sea Design Traditions • Site 

A significant portion of each site should remain as land
scaped open space. 
• Minimize the amount of hard surfaces in order to maintain a 

sense of open space and provide space for planting. 
• See the Land Use Code for a table which establishes maximum 

limits for site coverage. 

Side Yards 
More open space should be provided along side yards when buildings 
on adjacent properties are located close to the joint property line. This is 
particularly important when two-story structures are involved. A de
sign should avoid creating a "tunnel" or narrow corridor between build
ings on adjacent sites. 

4.2 

4.3 

4.4 

Consider locating open space such that it visually links with 
that of adjacent properties. 
• This will increase the apparent size of open space resources. 
• Use linked open spaces to preserve or enhance forest resources. 
• Minimize barriers such as fences, walls and accessory struc

tures that split adjacent open spaces into smaller 1.mits as seen 
from the street. 

Stagger front setbacks to frame outdoor spaces and provide 
variety in the arrangement of buildings and open spaces 
along the street. 
• Stagger setbacks to protect significant trees. 
• Avoid aligning a building front with those of adjacent proper

ties, unless doing so would result in a visual aggregation of 
open space and save significant trees. 

Variety in side yard setbacks is encouraged. 
• Stagger setbacks with respect to adjacent properties to avoid a 

"canyon effect." 
• Consider how the side yard space may relate to that of the ad

joining property to maximize the perception of open space. 
• See the Land Use Code for minimum setbacks and related pro

visions for flexibility. 

[ 27] 

Planning Guidelines 

Preferred: Combining driveways may 
help reduce site coverage. 

• 

Preferred: Stagger front setbacks to frame 
outdoor spaces and provide variety in the 
arrangement of open spaces along the 
street. 
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In some neighborhoods, the progression 
of spaces is layered and may include a 
right-of-way with informal plantings of 
native trees and undergrowth, a low 
fence or stone wall at the property line 
and a narrow walkway leading from the 
street through a front garden to a porch 
or stoop at a front or side entry. 

Progression of Spaces 
A progression of spaces exists from the street edge to the front of a build
ing on many sites. This progression helps define the character of each 
neighborhood and should be reinforced in new projects. In some reigh
borhoods, this progression is quite simple, such as: street edge t open 
front yard to building entry. In other neighborhoods, the progres ion of 
spaces in layered and more complex and may include a right- f-way 
with informal plantings of native trees and undergrowth, a low f ce or 
stone wall at the property line and a narrow walkway leading fr m the 
street through a front garden to a porch or stoop at a front or sid entry. 

4.5 Use a progression of spaces from the street edge to a build
ing in the design of open space to reinforce neighbothood 
patterns. · 
• Provide an informal, planted edge in the right-of-way w help 

a site blend in with neighboring properties. ' 
• Consider using a fence, wall or hedge to define the front prop

erty line when this is characteristic of the neighborhood. 
• A walkway from the property line to the house should be in

formal in appearance and if feasible, should be separatJ! from 
any driveway paving. 

1 

• Preserve existing open space features (access, vegetatiop, etc.) 
if they provide an attractive character consistent with !neigh
borhood patterns. 

Porch ------
Front garden 

Fence at prop-

erty line --

----... 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Preferred: Provide a progression of spaces, from informal right-of-way plan tin s to a 
front garden, to the building entry. I 

I 
I 

[28] I 
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5.0 Privacy, Views, Li9fit ancf Air 
Neighborhoods originally developed at relatively low densities and the 
amount of planted open space was extensive. Most blocks evolved with 
a reasonable degree of privacy for individual houses. Retaining this sense 
of privacy, in spite of higher densities, remains an objective. 

Objectives: 
• To maintain privacy of indoor and outdoor spaces in a neighbor

hood 
• To balance and share view opporhmities to natural features and land

marks 

5.1 Organize functions on a site to preserve reasonable privacy 
for adjacent properties. 
• Position a building to screen active areas of adjacent proper

ties when feasible. 
• Locate windows and balconies such that they avoid overlook

ing active indoor and outdoor use areas of adjacent proper
ties. 

• Preserve significant trees that will help to screen views into 
adjacent properties. 

• Screen patios, terraces and service areas. 

Views, Light and Air 
Views to nahual features and landmarks are key features of Carmel's 
design traditions. Important views occur to the ocean, canyons, and along 
streets. Protecting views is an important community concern. This in
cludes views from public ways as well as those through properties. Also 
note that the desire to maximize view opportunities from one's own 
property must be balanced with consideration of respecting views of 
others. The preliminary site analysis may help identify view opportuni
ties as well as existing views enjoyed by others. 

Designs also should preserve reasonable solar access to neighboring par
cels. Designs should protect and preserve the light, air and open space 
of surrounding properties, when considered cumulatively with other 
buildings in the neighborhood. Incorporating tall or bulky building el
ements near the property line of an adjoining site should be avoided. 

[ 29 1 
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Discouraged: Overlooking active outdoor 
areas on adjacent properties. 

Policy Pl-65 
Consider the effect of proposed 
residential construction on the privacy, 
solar access and private views of 
neighbors when evaluating the design 
review applications. Avoid designs that 
are insensitive to the designs of 
neighboring buildings. Attempt to 
achieve an equitable balance of these 
design amenities among all properties 
affected by design review decisions. 

All applicants are strongly encouraged to 
consult with neighbors early in the 
design process to learn their concerns 
and explain proposed projects. 
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Remember that trees are 
part of the view and that 
views are often filtered or 
transitory because of the 
urban forest. City policy 
prohibits trimming trees for 
views. 

Design Traditions • Site Planning Guidelines • 

5.2 Maintain view opportunities to natural features 
outside the property. 
• Consider locating key building functions to make use of 
• Also locate buildings so they will not substantially 

enjoyed by others. 

5.3 Maintain views through a property to natural features when 

feasible. j 
• Locate major building masses to maintain some views rough 

the site from other properties. 
• Consider keeping the mass of a building low in order t , main-

tain views over the structure. i 
• Also consider using a compact building footprint tom intain 

views along the sides of a structure. 

[ 301 
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Preferred: A new building is sited to maintain views from existing houses. 

Propoeed ~ Tree cropped 

buildine ~......_......._ toopenup ~ 
......._ view ..... ....... ...r~ ...... 

/ ,-..._,.,. .::"'~ ~} ~' r!t c::: I v I E w ,,,.. ) ·=-·''1 ..., L n • .. l (. 

I _=!J .-·· ~~ r . 
I 1 

New fill to elevate: a etructure 
to maximize viewe 

Discouraged: Elevating a site to maximize views. 

[ 31 1 

Site Planning Guidelines • 
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I 
I 

Facilities for parking should not 
dominate the design of the house or site 
as shown here. 

In limited circumstances a garage may 
be located under a structure when the 
visual impacts will be minimized. This 
garage is clearly subordinate to the main 
building mass. 

Consider using a carport for variety. 

6.0 Parking ancC Access 
Traditionally, parking was a subordinate element in Carmel's re iden
tial neighborhoods, both on an individual parcel and along the s et in 
general. Today, providing access for an automobile on a site is o ten a 
necessity, and doing so is encouraged, as a means of reducing on treet 
parking pressures. Nonetheless, it should remain subordinate to th 
all character of the site. 

Usually a garage was a subordinate element in a site plan and ofte was 
detached from the house. The wide variety of garage positions c trib
uted to the diversity of the street scene: Many were located at th 'front 
property line, while others were sited in the rear. In later years, t ega
rage was often attached, but remained subordinate to the main mass of 
the house. These traditions of diversity and subordinate character should 
be continued. 

' 
In some cases, it appears that owners positioned their garages awat. from 
prominent views. In particular, they located them uphill, awayl from 
downhill views to the ocean. When locating a garage, consider1 view 
impacts, the relationship to open space on the lot, and the relatiqnship 
to that of neighboring properties. j 

Objectives for this section: 
• To minimize the visual impacts of cars on a site 
• To minimize the extent of hard, impervious surfaces 
• To avoid garage structures that dominate the site and build· 

sign 

I 

' 

6.1 Facilities for parking should not dominate the desi n of 
the house or site. 

I 
I 
I 
I. 

I 
I 
I 
I 
I 
I 
I 

• Garages that are subordinate design elements are encou aged. 
• Garages that are not visible from the street are encoura d. I 
• Garages integrated into the building design are encour ged. 
• Keep the mass of a garage subordinate to that of the ho e. 
• On smaller lots, with a garage visible from the street, prolvide a I 

single, one-car garage door. 
• Avoid moving established driveways if trees or significa t veg-

1 etation would be harmed. 

6.2 Parking facilities that maintain or enhance variety long 
the street edge are encouraged. 
• Consider using a detached garage or carport. 
• In some cases, parking facilities may be located in setb cks if 

this helps to achieve other design objectives. 

[ 321 
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Driveway paving 
6.3 Minimize the amount of paved surface area of a driveway. 

• In general, the width of a driveway should not exceed 9 feet. 
• Also consider using paving strips, or "tire tracks," for a drive

way. This is especially appropriate for a long drive that runs to 
the rear of a property. 

• Except for corner sites with a "through driveway," only one 
curb cut and qne driveway should be provided for a site. Shar
ing a driveway with an adjacent property is an alternative that 
also should be considered. 

• Avoid large expanses of paving for vehicles visible from the 
street. 

6.4 Separate a driveway from a front walkway to reduce the 
visual impacts of paved surfaces. 
• Install plant materials to separate a walk from a driveway. 

Garage location 
6.5 Position a garage to maximize opportunities for open space, 

views and privacy. 
• Locate a garage to maintain larger contiguous areas of open 

space on a site. 
•. Locate a garage to screen activity areas on adjacent properties 

to enhance privacy. 
• LO<;:ate a garage to maintain views through the property. 

Discouraged 

A walkway and drive are 
combined, increasing the 
apparent size of paved area. 

Preferred 

The walkway and drive are 
separated, reducing the apparent 
amount of paved area. 

[ 33] 

Planning Guidelines 

Consider using a shared driveway to 
minimize the amount of paving area. 

Position a garage (or carport) to 
maximize opportunities for open space, 
views and privacy. 

• 
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I 
I 

Preferred: Locating a detached garage at 
the rear of the lot 

Preferred: Orienting the garage door 
away from the street. 

6.6 Locate a garage to minimize its visual impacts. I 
Three options should be considered: 

1. Detached, at the rear of the lot. 
2. Detached, in front, within the front setback is acceptable, when I 

other design traditions objectives are met. This option $hould 
not be repeated to excess within a block. I 

3. Under the house, when other design tradition objecti1es are I 
met. (See below.) 

6.7 In limited circumstances a garage may be located Uijlder a 
structure when the visual impacts will be minimiz~e 
• The garage door should not dominate the front of the h . se. A 

door perpendicular to the street is best in this condition and ... 
• The driveway may not dominate the front garden and ay not 

create a "ramp" effect or introduce tall or massive re,aining 
walls. A sense of a front yard must be maintained. 

When a garage is located under the house, the driveway should not create a 
effect. The garage door also should not dominate the front. 

[ 34] 
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Building Mass, Scale and Form 

Most buildings in Carmel had simple forms and were relatively small in 
scale, particularly in relation to the size of their lots. A new building 
should appear similar in scale to those seen traditionally. Large complex 
structures and those with continuous, blank surfaces can appear mas
sive and should be avoided. 

7.0 Bui[c!ing Mass anc! Sca[e 

A building should contribute to the character of the neighborhood and 
should not dominate the street or neighboring properties. Structures com
posed of a few smaller, simple elements, rather than a single large, con
tinuous form, are encouraged. A large building mass can block views, 
interfere with the enjoyment of open space and restrict free passage of 
light and air. Therefore, a large, expansive building mass should be 
avoided. 

Keeping the actual building mass in scale with those seen traditionally 
is the best approach. This can be achieved by building less than the al
lowed floor area, constructing some floor area below grade, avoiding 
excessive roof volume and keeping above-ground floor levels close to 
grade. Where a large building mass does occur, some relief should be 
provided by introducing just a few varied roof lines, offsets or smaller 
building elements. However, the result should remain simple in charac
ter and the overall composition should appear to be a set of discreet 
rectangular building masses, rather than a complex assemblage of vary
ing planes around a single building mass. 

Objectives: 
• To maintain the massing and scale of building characteristic of Carmel 
• To keep building scale in proportion to the area of the site 
• To encourage diversity in housing design reflecting the eclectic mix 

of styles that is characteristic of Carmel 

[ 35] 

Policy Pl-63 
Adopt design regulations that establish 
maximum limits on site coverage and 
floor area in order to preserve open space 
and avoid excessive mass and bulk. 
Establish provisions for less allowable 
coverage and floor area on sites 
constrained by environmental factors to 
preserve open space, vegetation, natural 
landforms and the character of 
surrounding neighborhoods. 

Structures composed of a few smaller, 
simple elements, rather than a single 
large, continuous form, are encouraged. 
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I 
I 

Building Mass I 
7.1 A building's mass should relate to the context of other 

homes nearby. 
• Larger building masses should be divided into forms that are I 

similar in scale to houses seen in the immediate neighboi1hood. 
• Using a detached secondary structure (garage, guest house, etc.) 

is encouraged to reduce the overall mass of the primary build- I 
ing on a site. 

7.2 Minimize the mass of a building as seen from the blic 
way or adjacent properties. 
Consider these options: 
• Build to less than the maximum floor area. 
• Locate some floor area either fully or partially below gr de. 
• Avoid using tall volume spaces (e.g. high ceilings orfteep 

pitches across wide spans) that increase the visual bu of a 
building above grade. 

• Avoid long, uninterrupted wall planes. 

7.3 Avoid placing a tall building wall near a property line {vhen 
it will be adjacent to similar walls on neighboring si.es. 
• Preserve open spaces and access to light between properties. 
• Avoid the appearance of a narrow corridor or tunnel between 

buildings as seen from the street. 

Preferred: adequate 
open ~pace between\ 
building~ 

..... ----·~----..... _ .. ~ ...... - --
Discouraged: Avoid the appearance of a narrow corridor between buildings as 
from the street. 
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7.4 Avoid the creation of large, unused underfloor areas that 
increase building mass. 
• On sloping lots, floor levels should be stepped to follow site 

grade. 
• If floor levels cannot be stepped, larger underfloor spaces 

should be counted and used as part of the allowed floor area. 

7.5 When locating floor area in a below grade or partially be
low grade space, minimize the visual impacts as seen from 
the public right of way and site disturbances. 
• Locate any walkout area or terrace to the side or rear to reduce 

the building height as it will be perceived from the street. When 
this is not feasible provide screening with other building ele
ments or landscaping. 

• The use of exposed retaining walls should be minimized when 
developing a below-grade space. 

• Impacts on tree roots also should be minimized. 
• The visual impacts of window wells should be minimized. 

Building Scale 
7.6 A building should relate to a human scale in its basic forms. 

• Oversized elements make structures appear massive and 
should be avoided. Avoid a "grand entry" design, for example. 

• Avoid design treatments that produce a top-heavy appearance 
such as large cantilevered building elements, roof forms that 
dominate the body of the building and wide chimney struc
tures. 

• Low, horizontal building forms that appear to hug the ground 
are encouraged. 

Building Height 
7.7 A building should appear to be no more than two stories in 

height, as viewed from the public right-of-way. 
• Presenting a one-story height to the street is encouraged. 
• Locate two story elements downhill, except where this would 

appear dominant or out of scale when viewed from the public 
right-of-way or a neighboring home. 

• Using a low building plate height also is encouraged. The maxi
mum plate height for the first floor of a building is 12 feet. (See 
the Land Use Code for details.) However, this maximum is es
tablished to accommodate sloping building sites. In cases where 
a building site is relatively flat, a lower plate height is appro
priate. Interior wall heights should generally not exceed 8 feet. 

• Locating some floor area below grade or reducing roof pitch 
are appropriate ways to reduce building height and mass. 

[ 37] 

A building should relate to a human 
scale in its forms, elements and in the 
detailing of doors, windows and 
walkways. 

Some floor area located in a 
garden level 

Locating some floor area in a garden 
level is also encouraged as a means of 
reducing building height. 

• 
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Traditional building forms were simple. 
This should be continued. 

1 njtrred: A composition of simple 
building forms 

----------------- ~------

Traditions • Building Mass & Scale Guidelin~s • 

8.0 Bui[c£in9 Form 
Traditional building forms were simple. Although variety exists in the 
composition of forms, they read as collections of simple solid$. This 
should be continued. 

Objectives: t' 
• To maintain the range of traditional building forms 
• To promote simple building forms that fit with neighborho con

text 
! 

Detail of Building Form 
One may tend to think that providing extensive variety in building 
planes, roof planes and ·in architectUral details will reduce the perceived 
scale of a building or help it to blend with the neighborhood. In fact, this 
can result in a facade that is overly ''busy" and can attract att ntion, 
making the mass of the building more noticeable. This treatmen is out 
of character and should be avoided. 

8.1 A building form should appear similar to those seen tradi
tionally. 
• Building forms should be simple. Basic rectangles, L or U

shapes are typical. Avoid ''busy" building forms. 
• A form with a horizontal emphasis is preferred. : 
• Roof forms should be composed of just a few simple pljanes. 

Simple primary volume remaine 
apparent. 

Secondary volumee appear at
tached to the primary form. 

Preferred: Simple building form and a 
simple roof 

[ 38] 

Multiple building planee create 
buey deeign and obecure the ce 
tral building volume. 

Discouraged: Complex building fi rm 
and multiple planes 
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8.2 Use restraint when introducing variation in building planes. 
• Keep building walls simple in the extent of variation in wall 

and roof planes. 
• Use building offsets to achieve specific purposes such as avoid

ing tree limbs or breaking the mass of a large building element. 
• Avoid building forms that are complex, monumental, formal 

or out of scale with the neighborhood context. 

Roof Form 
Varied roof forms are typical in a block and this tradition should be con
tinued. 

8.3 Use simple roof forms. Limit the number of subordinate 
attachments, such as dormers, to avoid a cluttered design. 
• For example, basic gable and hip roofs are traditional and their 

use is encouraged. 
• Flat roofs may be used to a limited extent on smaller, one-story 

structures. They should not be used on large buildings or two
story elements. 

• Avoid complex roof forms that call attention to the design or 
add unnecessary detail. 

• Mansard roofs typically add more mass than other forms and 
are discouraged. A sloping roof "skirt" that conceals a flat roof 
is particularly out of character. Similarly, a gable roof that is 
"clipped" at the top adds unnecessary complexity to a design 
and should be avoided. 

8.4 A roof form should be in proportion to the scale of the build
ing. 
• In general, moderately pitched roofs (4:12 to 6:12} are preferred. 
• Shallow to moderately pitched roofs are appropriate on one 

story buildings. More steeply pitched roofs with low plate lines 
can be used on two story buildings. 

• The wider the area a roof must span, the shallower the pitch 
should be to avoid excess height or flat roofed elements. 

8.5 Root eave lines should appear low in scale. 
• Low plate heights that reduce the height of exposed walls are 

encouraged. 
• Consider tucking second story rooms under the sloping sides 

of a roof form and keeping low eave heights. Light can be 
brought to such rooms using dormers or clerestories. 

[ 391 

Simple primary roofs with subordinate 
attachments, such as dormers, are 
appropriate. 

Appropriate: 
Changing roof height5 help5 to break up 
the ma55, while keeping the overall roof 

fonno ''~'"'"''· 

Preferred: A simple roof form is 
appropriate. 

Roof eave lines should appear low in 
scale. 

• 
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Winter & Company 
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Boulder, CO 80304 
(303) 440-8445 

Non~ V. Winter 
Brian W. Koenig 
Julie Husband 

RACESTUDIO 
1128 The Alameda 
Berkeley, CA 94707 
(510) 528-4316 

Bruce Race, FAIA, AICP 

Scott Lewis, 
Landscape Architect 
530 Jackson Street, Fourth Flo · 
San Francisco, CA 94133 
(415) 982-7924 

Scott Lewis 

Real Estate Services GroJp 
1785 Massachusetts Avenue N'fV 
Washington, DC 20036 · 
(202) 588-6258 

Donovan Rypkema 

• 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I • Carmel-by-the-Sea Design Traditions • Resources • 

I 
I' 

I 
I Resources 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I [ 41] 



I 
• Carmel-by-the-Sea Design Traditions • Definitions • I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

[ 42] I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

• Carmel-by-the-Sea Design Trat Definitions 

Definitions of Key Terms 
Average grade is a horizontal line approximating the ground elevation These definitions apply to the material 
through each building on a site, used solely for calculating the exterior presented throughout the City's 
volume of buildings. Average grade is calculated in four steps: (1) Plot Residential Design Ordinance and 
the ground level perimeter of the building on a topographic map of the Design Guidelines. 
site using 1-foot contour intervals. Assign an elevation of zero for the 
lowest contour line that passes through the building. (2) Find each point 
where a contour line intersects an exterior building wall. Using a straight 
line through the building, connect each point to where the same contour 
line emerges from the building footprint, (3) for each line drawn in step 
#2 multiply its length by its elevation and then sum all results, (4) di-
vide the sum from step #3 by the sum of all line lengths. The resulting 
elevation is extended as a horizontal line through the building. Average 
grade is calculated separately for each building. 

A basement is an underground room or excavated space with at least 5-
feet but not more than 9-feet of interior height, finished or unfinished, 
the exterior walls of which are exposed no more than 1 foot above final 
exterior grade and existing grade at any point. The finished floor of the 
story above a basement shall not be more than one foot above either 
grade. (Note: In calculating the floor area of a basement space it may be 
necessary to count part of a room or space as basement and part of a 
room or space as above-ground space. Room walls do not have to fol
low the lines formed by grades and these definitions.) Basement spaces 
may be used for any residential occupancy allowed by the Uniform Build
ing Codes such as bathrooms, family rooms, hobby rooms, offices, me
chanical equipment, storage, and, if equipped with window wells, for 
bedrooms. 

Community Character is a sense of unity or belonging together that 
elements of the built environment exhibit because of similarities among 
them. 

Context is the area surrounding a project site that helps define the com
munity character which that site or building is a part of. In general, a 
building should visually relate to its surrounding context. 

Design Guidelines are a community's policy about design. Design 
guidelines provide guidance to users contemplating a project in Car
mel, by providing ideas and solutions to various design issues facing 
residential development. 

Detached Garage is a completely freestanding structure, which is not 
attached to the house by any roof or wall element. 

[ 43] 
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Design Review is the process of receiving comments on a project de
sign from an officially designated, and trained, review body. In Carmel, 
this review is conducted by the Design Review, the Planning Col!nlnis
sion or the Planning Staff. 

Existing Grade is the set of elevations representing the surface of the 
ground prior to commencing grading, filling or other site alterations for 
a project. On developed sites, as each topographic line passes beneath a 
building it shall be assumed to be a straight and level line for pmtposes 
of defining existing grade. Existing grade may also be referred to as lfatural 
Grade. It is intended by this definition not to measure this grad~ from 
the floor of any excavated space within a building. 

On developed sites previously excavated to create basements o~ other 
spaces partially below grade, an approximation of preexisting condi
tions may be substituted using grades on adjacent sites, retaining wall 
and prior survey maps for reference as long as the resulting projec~ com
plies with all Design Guidelines and avoids the appearance of laijge ex-
posed cuts and unnatural topography. ~ 

Exterior Volume is the total space occupied by all structures licated 
above average grade. Exterior Volume is expressed in cubic feet nd is 
measured from the exterior wall and roof surfaces of each bu ding. 
Where the average grade line lies below a building the exterior wlans of 
the building are projected down to average grade to calculate its val
tune. Portions of a building located below average grade are exqluded 
from exterior volume. Exterior Volume includes all dwf.ings, 
guesthouses, subordinate units, garages, carports, gazebos, c ey 
structures, storage sheds, projecting windows and covered por s. 

For that portion of any balcony or deck located more than 18" bht less 
than five feet above existing or final grade, the space measured fr~m the 
top of any rail or enclosing walls down to either grade shall co t as 
exterior volume. For balconies and decks serving the second fl or or 
located five feet or more above grade, the space measured from th floor 
or underside surface of the balcony or deck to the top of any ail or 
enclosing walls, counts as exterior volume. 

Exterior Volume excludes the volumes in and under arbors, trellis s and 
roof eaves. That portion of any deck or balcony located within 8" of 
grade is excluded from exterior volume. For building elements t ad
dressed by this definition the Planning Commission shall det 
whether an element counts as volume based on its perceived co 
tion to mass and bulk as seen from any neighboring site or fr 
street. 

[ 44] 
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Final Exterior Grade is the elevations representing the surface of the 
ground at all parts of a site not occupied by a building upon project 
completion. This grade follows the actual soil surface around the build
ings including all excavations and fills. Where final exterior grade inter
sects a building wall this term may also be called perimeter grade. Ex
cluded from this definition are one or more window wells serving base
ment rooms, the combined area of which do not exceed 10% of the floor 
space in the total basement area. 

Floor Area is the total gross square footage included within the sur
rounding exterior walls of all floors contained within all enclosed build
ings on a building site. In above-ground spaces, floor area is measured 
at the exterior of the enclosing walls. In basement spaces, floor area is 
measured at the interior of the enclosing walls. Floor area shall include, 
but shall not be limited to, all floors of all enclosed spaces within all 
buildings, basements, mezzanines, guesthouses and studios. All required 
parking shall be counted as floor area whether supplied by garage, car
port or other means. 

1. Base Floor Area is the calculated floor area allowed on a site prior to 
consideration of bonus floor area and adjustments to floor area based 
on site constraints. 

2. Bonus Floor Area is floor area located in a basement, in addition to 
the base floor area, granted to a site as an incentive to reduce above
ground mass and bulk. 

Height is the vertical ( plumb) distance from the appropriate grade to 
the design feature being measured. The appropriate grade to use de
pends on the design feature; some features are measured from existing 
grade while others are measured from final exterior grade. 

Land Use Code is the official code of ordinances adopted by the Carmel 
City Council that regulates all matters relating to the design and con
struction of land improvements within city limits. 

Mass, Building is the physical size and bulk of a structure-roughly the 
volume of space which a building occupies, above ground, on a site. 
Typically, the larger the building the greater its perceived mass is. 

Open Space is any portion of a lot that is free of structures, paving or 
improvements other than landscaping. 

Preservation is the act or process of applying measures to sustain the 
existing form, integrity and materials of a historic building or structure, 
and the existing form and vegetative cover of a site. 

[ 45] 
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Scale, Building is the size and proportions of the structure and its de
sign elements as they appear to the pedestrian. 

Setbacks, Building are imaginary vertical planes applied to each build
ing site beyond which building improvements may not encroach. These 
areas must remain as open space on a lot. The front yard setback in Carmel, 
for example, is fifteen feet on most lots. 

Site Coverage is the total ground area of a site occupied by materials or 
improvements that cover the natural soil but which are outside the pe
rimeter of structures that count as floor area. Site coverage includes: 

1. Fully permeable materials including gravel, decomposed granite, 
spaced decking and exterior stairs. However, shredded bark, wood 
chips and similar materials used as mulch within fully landscaped 
areas shall not be counted as site coverage. 

2. Semi-permeable materials including sand-set bricks or pavers, gar
den walkways of small paving stones, and arbors. 

3. Impermeable materials including asphalt, concrete, mortared brick 
and stone, unspaced decking and balconies at any level, garden walls, 
solariums, bridges, sheds not counted as floor area, ponds, and swim
ming pools. 
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Carmel-by-the-Sea 

Guidelines for Final Details 
This document contains guidelines for the review of fi
nal design details. They are to be used when a proposed 
project ll.as achieved concept approval. These guicfelines 
focus on more specific exterior details of design than are 
considered in tne concept phase. By using apEropriate 
architectural materials, details and finisfies, the basic 
building masses approved at the concept phase are ex
pressed and given character. The execution of design de
tails can substantially affect the perceived character of a 
project, including its mass and scale and its design di
versity and compatibility within the neighborhood con
text. Therefore, compliance with these guidelines is im
portant. 

The Design Detail guidelines seek to promote building 
that will f>e compatible with the design traditions of the 
community. At the same time, some variety in the details 
of construction is encouraged as a means of promoting 
diversity. 

Guidelines for Final Details 
Review I 
This document contains: · 

Guidelines for Building 
Design · 
• Architectural style 
• Restrained character 
• Building scale 
• Building additions 
• Architectural details 
• Building rna terials 
• Windows & doors 
• Skylights 
• Chimneys 
• Doors and entries 
• Garages 

Introduction to Landsc pe 
Design 

Landscape Guidelines 
• Plant selection 
• Paving materials and dedign 

I 

Fences, Walls and Lighting 
• Fences & walls along stteet 

frontages 
• Garden walls 
• Gates & arbors 
• Lighting 
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Building Design - Final Details 
Introduction to BuiCdin9 Desi9n 

This section addresses the details of building desi~, 
including selection of materials, and treatment of wm
dows ana doors. 

The community has experienced a series of design trends 
during its development. These have included a few early 
Victonan cottages, many craftsman bungalows and a 
broad mix of other styles popular nationally. In addi
tion, some building styles evolved here that are unique 
to the communit)j particularly the "story book" houses 
of Comstock. Underlying all these variations was a con
scious intent of creating a village in a forest setting. 

Early Building Types on residential architecture in Car
mel was the influx of artists and 
writers, especially those philo
sophically aligned with the Arts 

A craftsman cottage with shingle siding 
and low-pitch gable roof 

Carmel's early residences varied in 
size, style, siting and the subordi
nation of buildings to nature. His
torically, homes were small, often 
no larger than one- or one and one 
half-stories. The construction 
method most often used was wood 
frame, although there were many 
homes constructed of rough cut 
stone. Occasionally, wood homes 
were set on high stone foundations. 
Wood siding treatments were ei
ther shingle, vertical board and 
batten or horizontal clapboards. 
Roofs were most often gabled and 
covered with wood-shingles. Many 
of these early structures would be 
considered vernacular rustic cab
ins, while others exhibited stylistic 
influences of tum-of-the-century 
houses around San Francisco. 

and Crafts Movement. As an ex- The community has experienced a series 
pression of the philosophy of the of design trends during its development. 
movement, the Craftsman style Underlying all these variations was a 
became popular in Carmel from conscious intent of creating a village in a 
1905 through the early 1920s. It was forest setting. 

The Arts and Crafts Movement 
After 1905, the strongest influence 

favored over other styles among 
the artistic, literary and academic 
residents because it encouraged in-
dividualism and creativity, while 
respecting the natural setting. 

The architectural styles that fol
lowed were perhaps less influen
tial than the Craftsman, although 
contributing to the city's character. 
Styles of the 1920s and 1930s in
cluded Tudor Revival, English Re
vival, French Revival, Spanish and 
Italian Revival, American Colonial 
Revival, Monterey Revival and the 
Pueblo Revival. Among the most 

[ 1] 
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Historically, homes were small, often no 
larger than one- or one and one half
stories. 

The construction method most often used 
, wood frame, although there were 

many homes constructed of rough cut 
stone. 

Wood siding treatments were either 
shingle, vertical board and batten or 
horizontal clapboards. 

noteworthy to Carmel in this pe
riod, however, was the design of 
"Storybook" cottages that drew 
upon references to "Cotswold 
houses." 

By the end of the 1930s, much of 
the character known as "old 
Carmel" was established, both in 
terms of the landscape and the 
building stock. Infilling of parcels 
continued, however, with a num
ber of "modem" houses appearing 
through the 1950s. These reflected 
themes along the coast-basic 
wood clad structures with picture 
windows and low-pitched roofs. 
Wood decks often extended living 
areas out into the forest. 

During these decades of early ?e
velopment, individual express1?n 
was tempered with careful consld
era tion for the setting and of the 
character of the community. The 
town that emerged therefore is a 
unique expression of a commit
ment to a special physical charac
ter as well as a distinct cultural pat
tern. 

Some neighborhoods also exhib
ited distinct variations in architec
tural design. In the Old Mission 
Tract, for example, the Ranch and 
North Coastal styles are typical. 
Along Scenic, North Coastal 
houses blend with a variety of 
Modernist interpretations, along 
with other more traditional types. 

[ 2] 

Key princip[es of 
a rcli i tee tura[ 
cfesi9n . 
At the Final Phase level of des1gn 
consideration, three key prinlciples 
underlie the guidelines: I 

1. Keep the design simp lei 
While variety in details is e cour
aged and visual interest is d ired, 
this should be accomplishe(1 in a 
restrained manner, such that each 
building remains subordinate to 
the forest character. 

2. Promote diversity of styles. 
Within the basic frameworkof the 
design traditions, a range of 1archi
tectural designs can occur. In fact, 
repetition of a single style in a block 
should be avoided. 

3. Be consistent within a]indi
vidual building. 
While diversity is encou aged 
throughout the community as a 
whole, consistency in dlesign 
throughout an individual 
is very important. This is an . 
tial ingredient of the tradl-
tions of Carmel. 

These three principles are 
mental to the Final Details 
lines for Building Designs 
low and compliance with 
principles is a primary 
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9.0 Guide(ines for BuiCc!in9 Desi9n: 
Fina[ Detai[s 

Architectural style 
Diversity in building designs and architectural styles are key features of 
the design traditions in Carmel. Some of the earliest buildings reflected 
the regional influences of the San Francisco area, while others emerged 
with uniquely local flavor. Still others are examples of intema tional trends 
in architecture. Nonetheless, most contributed to the character of the 
community by responding to the forest context and using craftsman
ship in construction and detail. These traditions should be continued. 

Many people think of the Comstock "story book" houses when they 
think of building traditions in the community. While these designs and 
English Tudor Revival styles were certainly contributors to the charac
ter of Carmel, they were not an official style of the city and were used on 
a relatively limited number of buildings. Excessive repetition of these 
styles (or any one style) would undermine the diversity of Carmel's 
neighborhoods. A more prevalent style was the Craftsman Cottage or 
Bungalow. Building in this tradition is still appropriate. Other common 
themes include Mission Revival, Monterey Colonial and a variety of other 
revival styles. However, architects and designers should not feel con
strained to these styles. Adapting more contemporary design approaches 
to the size, massing, scale, materials and site relationships fotmd in ear
lier designs is encouraged as a means of achieving compatibility with 
diversity. 

Objectives: 
• To promote a diversity of architectural styles that are also compat-

ible with the village-in-a-forest context 
• To promote simplicity in building design 
• To promote buildings that are in scale 
• To continue the use of "nah1ral" building materials 

9.1 Diversity of architectural styles is encouraged. 
• Anew building should be different in style from buildings on 

nearby and abutting properties. 
• A design that creates individual character while also maintain

ing compatibility with the character of the neighborhood, is 
encouraged. 

• A design that incorporates innovation and the use of skilled 
workmanship is encouraged. 

[ 3] 

Policy Pl-65 
" ... Avoid designs that are in
sensitive to the designs of 
neighboring buildings." 

Carmel's early residences varied in size, 
style, siting and the subordination of 
buildings to nature. 
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I 
I 

Architectural details contribute to 
character of the building and their use is 
encouraged. 

The use of simple wood details that 
appear to be true structural elements is 
appropriate. 

Appropriately sized dormers 
can be used to reduce scale 
and achieve a well
integrated design. 

Simple and restrained character , I 
9.2 Keep building forms, materials and details simple and vi-

sually restrained. I 
• Building forms, materials and details that contrast strongly 

within a single building or with neighboring buildings are dis-
couraged. I 

• Design features that increase the visual prominence of the build-
ing should be avoided. I 

• Avoid visual complexity. Too many different materials lor ex- I 
cessive details create a busy appearance and should be simpli-
fied. 

• Avoid overly ornate details. 

Building scale and design integrity , 
9.3 Building details should be used to provide interest a~d not 

exaggerate the scale of a building. · 
• Add details to relieve blank surfaces and achieve a seal~ com

patible with the building's forms and its architecture. 
• Appropriately sized chimneys, overhangs, windows, ~oors, 

dormers, porches, entries and decks can be used to reduc' scale 
and achieve a well-integrated design. Making any of theSe ele
ments oversized can exaggerate the building's scale and Should 
be avoided. 

• Avoid grand entryways, windows and doors that are out of 
proportion with the human form. Avoid ostentatious diesign 
treatments. 

Architectural details 
9.4 Architectural details should appear to be authentic inte

gral elements of the overall building design concept 
• Details that appear to be applied as superficial elements . ould 

be avoided. ' 
• The use of simple wood and/or native stone details t}Jtat are 

(or appear to be) true structural elements (such as expose rafter 
tails, wood beams, stone foundations, etc.) are appro riate. 
Avoid details that appear inauthentic, non-structural or gratu
itous to the basic architecture. 

• When design details and surface materials are selecte they 
should be used throughout the full exterior of the buil ing to 
maintain consistency. Avoid the application of special · ateri-
als or design treatments to just the street facade. I 

[ 4] 
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Building materials 
Traditionally, "natural" materials were used when building in Carmel. 
The earliest structures were painted clapboard. Soon after, wood shingles 
and board and batten siding also appeared, in the spirit of the "crafts
man" character that became popular in the area. While most wood sid
ing had a painted finish, some buildings were stained. Other houses 
were built of stone and still later, a few were finished in stucco. None
theless, wood continued to be the dominant material, certainly for house 
siding and also for ornamentation and trim elements. This tradition of 
using natural materials like wood and stone should be continued. 

9.5 

9.6 

9.7 

Use "natural" building materials. 
• Painted wood clapboard, stained or painted board and batten 

siding and shingles are preferred primary materials for exte
rior walls. 

• Using native Carmel stone is also encouraged. 
• Stucco, in conjunction with some natural materials, may be 

considered depending on neighborhood character but should 
not be repeated to excess within a block. 

• Where a material is painted, a plain, uniform finish is preferred. 
Antique and faux finishes should be avoided. 

Avoid the use of synthetic materials. 
• The use of vinyl or aluminum siding, for example is discour

aged. Products that simulate a wood grain on synthetic siding 
also are inappropriate. 

• Some new materials may be considered only if they convey a 
scale and texture similar to that of traditional materials. 

• Avoid mixing synthetic materials with natural materials in the 
same design. 

Provide variety in building materials along a block. 
• When the houses to either side of a site are constructed of simi

lar materials, use a different material, consistent with Carmel's 
design traditions, in order to achieve diversity in appearance. 

The use of Carmel stone is encouraged. The use of wood siding is encouraged. 

[ 5] 

Stucco may be considered as a building 
material. 

Wood shingles are among the preferred 
building materials. 

• 
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Preferred: Establishing a stone 
foundation and then wrapping the 
remainder of the building with wood lap 
siding are appropriate applications of 
native stone and wood. 

Encouraged Discouraged 

Discouraged 

The application of stone should appear 
structural and authentic. 

Traditions • Final Details Guidelines for Building Desifn • 

9.8 Roof materials should be consistent with the archite~tural 
style of the building and with the context of the neig~bor-
hood. · 

• 

• 

• 

• 

Wood shingles and shakes are preferred materials for most 
types of architecture typical of Carmel (i.e., Arts and ¢:rafts, 
English Revival and Tudor Revival). I 
Clay tile, slate and concrete tile may be considered ap~ropri
ate on some structures (i.e., Spanish and Italian Rdvival, 
Monterey Colonial, French Revival, etc.). ' 
Composition shingles that convey a color and texture s,bruar 
to that of wood shingles may be considered on some arfUtec-
tural styles characteristic of more recent eras. · 
Metal, plastic and glass roofs are inappropriate in all neighbor
hoods. 

Stonework 
Stone is a traditional building material used throughout the City. When 
used carefully it can add interesting contrasts, texture and solidity to a 
design. Applicants intending to use stonework must provide a prosed 
lay-up pattern and specify the type of stone proposed. For exa ples 
and additional information on stonework, refer to Appendix 1· The 
following guidelines apply to stonework: 

9.9 
' 

Keep stonework designs simple and traditional in cl. arac
ter. 
• The use of a single type of stone is encouraged to m intam 

simplicity and authenticity. Using multiple types of st ne, or 
combinations of stone and other masonry within a single ~reject 
is discouraged. 

• Use natural stone. Imitation stone is strongly discourag d. 

9.10 The application of stone should appear structural a id au
thentic. A gratuitous or purely decorative appearances ould 
be avoided. 
• The use of stone on the full exterior of individual build· g ele

ments is encouraged. The use of stone on just one ele ation, 
the street facade for example, is discouraged. i 

• The application of stone around only windows or door las or-
namentation is discouraged. i 

• The random placement of individual stones or clusters of tones 
on building elements such as foundations or chimneys s dis
couraged. 

[ 6] 
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Windows & Doors 
A variety of window types appears throughout the community. Rectan
gular, vertically proportioned, double-hung windows appear on many 
buildings and predominate. However, examples of horizontally propor
tioned windows exist. For example, larger picture windows often look 
onto important views. Sometimes, a larger window area is created by 
pairing smaller windows. 

By far, wood frame windows are the most typical, but metal windows 
also are found, especially on some styles that reflect Modernist influ
ences. 

Specialty windows 
Over the years, bay and oriel windows have been used to provide visual 
interest on facades and to reduce the apparent mass of structures. They 
particularly became popular with the introduction of the Comstock "story 
book" buildings. However, they were used with restraint on any single 
structure. 

The use of bay, oriel and other projecting windows should be consid
ered when the building style would have traditionally included such 
features. They are encouraged when they would break up the line of an 
otherwise long, unrelieved wall. They are discouraged when overused 
(along the street or within a single design) or when they would create 
added mass, bulk or complexity on an otherwise interesting and attrac
tive facade. 

Doors 
When it is oriented to the street, the front door helps to establish a sense 
of connection with the neighborhood. Traditionally, doorways were of a 
standard dimension that fit the human form and scale. This tradition 
should be continued. 

9.11 Window styles and materials should be consistent with the 
architecture of the building. Window styles and materials 
should be uniform throughout a building. 
• Divided light windows are encouraged. Divided light windows 

should appear to be true divided light, including use of inter
nal and external mullion and muntin bars on insulated win
dows. Removable or "snap-in", or internal-only mullion and 
muntin bars, are unacceptable. 

• Materials other than authentic, unclad wood are appropriate 
only when it can be demonstrated that the proposed material 
is more appropriate to the architecture. 

• High gloss finishes should be avoided. 
• Fenestration on historic buildings should retain the historic 

integrity· of the resource. When feasible, original windows 
should be restored rather than replaced. 

[ 7] 

These large double-doors and 
arched entry light are out of scale 
with traditional designs. 

The use of a grand doorway and 
picture windows on street-facing 
elevations is discouraged. 

Vertically proportioned, double-hung 
windows appear on many buildings. 
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Preferred 

Discouraged 

Fenestration should not overwhelm the 
architecture. Where views are desired, 
architectural styles which accommodate 
wider window configurations should be 
considered. 

' 

9.12 Locate and size windows and doors to achieve a hum.Jscale 
while avoiding mass and privacy impacts. 
• The use of a grand entry, oversized entry door or large picture 

window facing the street is discouraged. These convey .- scale 
inappropriate to Carmel. 

• Avoid positioning a large window (greater than 12 sq. ft. along 
a side wall that would impact the privacy of an adjacent , eigh
bor. 

• Provide windows on walls facing the street to help co vey a 
human scale, add visual interest and avoid 'lmrelieved uild
ingmass. 

• Limit the use of specialty windows that add to buildin 'bulk. 
Generally, only one bay or oriel window should be visibl from 
the street. Bay and oriel windows facing the street shottld be 
avoided if their use would create a repeating pattern tithin 
the context of adjacent structures to both sides of the sitr. 

! 

Skylights 
Skylights have appeared over the years in Carmel as a relative! !mod
ern design element. Since they are not part of the City's design tradi
tions and they often conflict with the authenticity of popular ar itec
tural styles, they can appear out of place. When used, they sho ld be 
subordinate to the overall roof form and character. A skylight ca 
significant impacts on the appearance of a property as seen fr 
street and also can create privacy or glare impacts. 

Discouraged: The location of skylights on 
the front of the roof is discouraged. 

[ 8] 

Preferred: Minimize the visualzmv,ucn; 
of a skylight by locating the 
the back of the roof. 
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9.13 When a skylight is to be used, it should blend with the over
all building design and its visual impacts should be mini
mized. Skylights may be appropriate when: 
• interior spaces have no access to exterior windows or such win-

dows have limited access to light 
• windows would cause greater impacts to adjoining homes 
• the skylight design is compatible with the architecture 
• the size of the skylight is appropriate to the lighting task 

9.14 Skylights should not be visually prominent from the street 
or from neighboring windows. 
• The size, placement, number and design of skylights should 

be an integral part of the building design. Skylight placement 
or size that appears random from the exterior and that detracts 
from architectural integrity should be avoided. 

• Skylights should be framed in colors that match adjoining roof 
surfaces. High profile, domed or pyramidal covers are inap
propriate. 

• Skylights that will produce glare or light pollution visible to 
neighbors or the public should be mitigated. 

Chimneys 
Chimneys are a part of the design traditions of the community and they 
appear in a variety of styles, shapes and materials. While they are not 
used as extensively in new buildings as in the past, a chimney can add 
visual interest to a building and help to reduce the perceived scale of a 
roof line. When one is included, it is important that the form and mate
rials be integrated into the overall building composition. In general, a 
building should have no more than two chimneys, especially on a small 
lot. 

9.15 A chimney should be integrated into the overall building 
design. 
• A chimney that penetrates through a roof is preferred. 
• A chimney that is attached to the side of a building should ap

pear to have a direct means of support. A chimney that ap
pears to "float" above the building foundation is atypical and 
is discouraged. 

• Avoid projecting a tall, freestanding chimney at the lower point 
of a roof. Doing so emphasizes the mass of the chimney and 
can appear awkward. 

• Avoid placing a chimney directly opposite a neighboring win
dow without also providing a greater setback to reduce mass 
and scale impacts. 

• Avoid blocking views with chimneys by using narrow profiles, 
appropriate placement or minimalist flues. 

[ 9] 

Preferred: This chimney appears 
integrated into the overall building 
design. 

Preferred: A chimney should be 
integrated into the overall building 
design. This masonry chimney appears 
to rise from the foundation. 

Discouraged: This chimney appears to 
"float" above the foundation. 

• 
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Garages , 
A garage should be detailed such that it will appear as a subordinate 
element on the site. 

9.16 A garage door should be designed either to provide l'isual 
interest or to blend with the background materials of the 
building. . 
• Design the garage door to blend with the building wall ~r ori-

ent the door so as not to face the street. I 
• A standard overhead garage door, with contrasting col~r and 

materials, should be avoided. ' 

'ed: This overhead door matches 
we board and batten siding of the garage 
itself. 

A note about colors: 

Preferred: This garage door blends with 
the house siding. 

Design the garage door to blend 
building wall or orient the door 
to face the street. 

Traditionally, builders used muted colors in Carmel. In many cases, the natural earth tones of 
the dark tans of stained siding dominated a site. Even when buildings were painted, muted earth 
were used to help blend with the forest. This tradition should be continued. 

Occasionally, a brighter color scheme appeared, particularly on some Mission Revival styles. 
these typically were located on large lots where extensive planting filtered the view and muted the 
all impact. When bright colors are now used in more densely developed conditions, the impacts 
much greater than in the past. Therefore, muted color schemes are preferred. 

Muted earth tones should be dominant elements of a building's color palette. Limit the use of 
colors. If they are to be used, reserve their application to key accent features, such as an entry door. 
colors may be appropriate for some building styles, such as Mission Revival. Even in these cases, 
ever, a subdued color scheme is preferred. 

[ 10] 
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I Landscape Design - Final Details Phase 

I Introduction to Landscape Desi9n 
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The traditional forest landscape is one of the most im
port~t features of the community. While each individual 
site has uniq_ue features, residents have consistently re
lied upon a s1mple palette of materials that have contrib
uted to the City's forest character. The basic framework 
of the landscape consists of the plentiful stands of cy
press, pine and oaks. Lower scale plants, including 
smaller trees, shrubs and flowers as well as steps, walls, 
and fences complete the landscape and are addressed in 
this section. 

The dominant materials of the tra
ditional planting palette are simple 
and limited. Leafy, low-growing 
species that are easy to maintain 
and relatively drought-tolerant 
should predominate. 

High maintenance plants should be 
limited to active areas, such as 
courtyards and patios. These places 
are relatively private, either in the 
rear, to the side, screened by a ga
rage, or if in the front, set well back 
from the street. This approach will 
reinforce the natural forest charac
ter of the City and knit the site de
sign into the neighborhood context. 

Within this overall landscape, in
dividual details can serve as ac
cents that provide interest while re
maining subordinate to the neigh
borhood character. In fact, personal 
landscape designs are one of the 
most successful means of express
ing creativity and individuality 
while remaining consistent with 
the basic forest image. Creative 
details on fence posts, in walkways 
and plant beds for example, appear 
throughout the community, giving 
unique identities to individual 
properties. This tradition should 
continue. 

[ 11] 

Fences, gates and low scale plantings 
combine with upper canopy trees to 
create the traditional landscape character 
of Carmel. 

Details on fence posts contribute to the 
unique character of Carmel and using 
them is encouraged. 
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Policy Pl-64 
Establish landscaping standards to 
preserve the urban forest, and encourage 
gardens using native vegetation to 
maintain the natural character of open 
spaces in the residential areas. 

Filtered views of homes from the 
street through trees and shrubs into 
a property are also a part of 
Carmel's landscape tradition. This 
is achieved by a combination of 
landscape elements, including 
multi-stem trees such as live oaks 
planted in the foreground, as well 
asopenfencesandleafyshrubbery. 

Exceptions to this strongly forested 
and filtered landscape do exist in 
some neighborhoods. For example, 
in some annexed neighborhoods 
the front yards are more formal and 
fewer trees exist. Larger plant 
massings often occur on properties 
here and evergreen shrubbery pre
dominates. 

To some extent, the landscape tra
dition also is different along por
tions of Scenic Road where small 
yards sometimes limit landscape 
arrangements, especially in front 
yards. In many cases, these sites 
have more lush landscaping right 
up to the street edge and, because 
views to the ocean are so impor
tant, there is less of a "filtering" 
through layers of plant materials. 

[ 12] 

These variations in the context of 
neighborhood landscape fe;ltures 
should be documented on the pre
liminary site assessmen• and 
should be respected when ptepar-
ing new designs. · 

Landscaping that creates a tple 
and natural design, blendin with 
the urban forest and the ublic 
right-of-way is encouraged. ()ften, 
a site may already have well ¢stab
lished plants and trees that acthleve 
this result. Protecting these e~ting 
landscape resources during con
struction can give a pro ect a 
settled, mature look imme 'ately 
upon completion and is e 'our
aged. This is most useful fo parts 
of a site that are visible fro the 
street. 

Houses should appear nest d in 
the trees. Overall, the land cape 
should have an informal cha acter, 
emphasizing foliage over fl , ers. 
Front yards should be inform ) gar
dens, rather than the tradi 'ional 
grass lawns seen in many other 
communities. These design adi
tions should be continued. 

Open leafy sh s 
provide filtered . 
views of homes ! 
from the street. · 
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10.0 Lane! sea pe Guide( ines 

Views of buildings that are filtered from the street because of the mix of 
shrubs and lower story trees are encouraged. This contributes to the 
"sense of discovery" that is a part of the Carmel design traditions and 
should be continued. In addition, other landscape elements should con
tribute to the urban forest image. 

Objectives: 
• To renew the urban forest 
• To maintain the traditional foreground of simple, indigenous 

plantings 
• To maintain a sense of informality and discovery along the street 
• To maintain the traditional palette of plant materials 
• To conserve water 
• To reinforce a sense of visual continuity along the street 

10.1 Provide for upper and lower canopy trees when designing 
the landscape. 
• Provide adequate space around all trees required to be planted 

or preserved through the Design Concept Phase approvals. 
• Add trees, consistent with the neighborhood context, to the site 

and public right-of-way when additional filtering or screening 
is desired. 

• Trees that arch over the street contribute strongly to the char
acter of some neighborhoods and should be preserved and 
supplemented where this character exists. 

• Recognize and plan for the special needs of each tree when 
designing the landscape. For example, high water use plants 
are appropriate near redwoods but inappropriate near oaks. 
Grades around established trees should not be raised or low
ered. 

Plant Selection 

10.2 Landscape plans that use native plants and other varieties 
accustomed to growing along the Central Coast are encour
aged. 
• Use plants that are similar in character to those established 

along the block and adjoining properties in order to reinforce a 
sense of visual continuity along the street, but avoid "copy
ing" nearby landscape plans. 

• In general, at least 75% of plant materials on a site should be 
drought-tolerant. (See section 17.24.180.D&E of the Municipal 
code.) 

[ 131 

Ground covers are preferred in the right
of-way. Multi-stem trees also help filter 
views. 

Green leafy ground covers are 
appropriate in the public right-of-way. 
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Flowering plants may be used to 
highlight a walkway. 

A formal l.and
ec.ape .arrange
ment in front ie 
inappropriate. 

10.3 Planting in areas visible from the street or other Jublic 
places should continue the forest character. 1 

• Locate plants in relaxed, informal arrangements that ak con
sistent with the urban forest character. 

• Avoid formal, unnatural arrangements of plants and paving 
except in areas out of public view. 

• Reserve the use of bedding plants and exotic flowering plants 
to small accents at walkways, entries or near special silte fea-
tures. 1 

• Lawns visible from the street are inappropriate to the forest 
setting and should be avoided. 

Landscaping in the public right-of-way 
10.4 Plants in the public right-of-way should be predominantly 

green foliage plants, in keeping with the design traditions 
of Carmel. 
• 
• 

• 

• 

Leaving the right-of-way natural is encouraged. ! 
Naturalized landscaping consistent with the City's foredt char
acter may be added to the right-of-way and be desiled to 
blend into landscaping on site to enhance the sense o . open 
~are. • 
H planted, the use of native trees, ground covers and low hrubs 
is preferred. , 
Avoid the use of bedding plants and exotic species in th~ pub-
lic right-of-way. 1 

[ 141 

A informal land
ecape .arrangement 
in the front yard ie 
a ppropri.ate. The 
rear yard of the 
property h.ae more 
flexibility when de
eigning your land
ecape. 

r~ : i 

[ 

An infJrm.al 
landec.a .ar
r.a nge . ent 
through t 
the yard le en
cour.ag 
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Street 

Plantings in the front yard should continue the forest image. 

Paving Materials and Design 

10.5 For driveways, patios and walkways, select paving mate
rials that convey the colors and textures of native materi
als and that will reduce runoff. 
• The use of Carmel stone, brick, decomposed granite and earth

toned pavers, for example, are appropriate. 
• Using a "sand-set" instead of "mortar-set" for paving materi

als allows for percolation of rain into the soil and is encour
aged. 

• Avoid using "turf block" and grey concrete. 
• Paving designs and materials uncharacteristic of a village in 

a forest are discouraged. 
• Gravel and other easily-displaced materials are inappropri

ate in the public right-of-way but may be used on private prop
erty (M.C 12.24.020.B). 

10.6 Design paved areas to be small, informal and intimate. 
• Avoid large, continuous areas of paving that are uncharacter

istic of the forest and landscaped setting. 
• Separating the walkway from the driveway can keep the 

paved area from appearing wide and expansive. 
• Add landscaping at grade or in containers to soften the ap

pearance of paved areas. 
• Avoid formal or urban paving treatments such as grass-crete 

or wide areas of asphalt or concrete. 

10.7 Use paving materials that will minimize impacts on tree 
root systems. 
• Using porous paving materials that permit percolation of wa

ter and aeration in soils is encouraged. 

[ 15] 

Porous materials such as gravel, packed 
earth and sand-set pavers are preferred 
for driveways. However, the use of gravel 
or other "displaceable materials' between 
the property line and the paved street 
edge is prohibited. 

Scored concrete and turf block are 
inappropriate as driveway surface 
materials and should be avoided. 
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In general, locating a site wall along a 
public way is discouraged. Ornate fences 
on top of masonry walls, such as this 
one, are also discouraged. 

11.0 Fences, Wa[[s anc! Li9htin9 . 
Fences and walls visible from the street may be appropriate wheb used 
as landscape design elements that help define property edges, g.rdens 
and entrances. Fences and walls that exhibit craftsmanship and ~erest
ing design are preferred. Not every site needs a fence or wall alo~g the 
street. Fences and walls should be low and should not block views of 
front yard open space from the public way nor contribute to a "walled
off" appearance along the street edge. 

Objectives: 
• To promote landscape designs that blend with the forest settipg 
• To accommodate compatible designs for fences and walls 
• To minimize the visual impacts of lighting in the nighttime s~y 

Fences and Walls along Street Frontages l' 
11.1 Designing without a fence or wall along the treet 

frontage(s) should be considered first. ' 
• Blending on-site landscaping with landscaping in the ri$ht-of

way can make open spaces appear larger and improve the site's 
contribution to the urban forest. 

• Where a sense of enclosure or privacy is desired shrubs, edges 
or other vegetation are encouraged instead of fence wall 
structures. 

11.2 Respect the neighborhood context when designing a fence 
or wall. 
• Fences and walls should convey a simple, hand-crafted design. 
• The use of grapes takes or wood pickets for fences is traditional 

in most neighborhoods. 
• The use of river rock, Carmel stone, brick or plastered 

for short walls is traditional in most neighborhoods. 
• Ornate, "Victorian" wrought iron and chain link fences 

appropriate. 

[ 16] 
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11.3 When designing a fence or wall along a street, preserve the 
open space resources of the immediate neighborhood. 
• Continue the pattern of fences, walls and landscaping on other 

properties nearby and respect any existing patterns on nearby 
properties (height, materials, vegetation, visibility into the site). 

• Keep a sense of openness into the site as seen from the street. 
Fences and walls along street frontages should be kept low and 
should not impede visibility for motorists at street intersections. 

• Fences and gates should have open, transparent qualities, such 
as open pickets, that permit filtered views into the front gar
den. 

Garden Walls 
Within the interior of a property, walls may be used to define garden 
areas and patios. When used as retaining walls they also are a common 
way to terrace a slope. Garden walls should complement the architec
ture and open space design by using consistent rna terials and remaining 
low in height. 

11.4 A garden wall should be low in scale. 
• Terrace or step a taller wall to avoid mass and scale impacts. 

The wall for each terrace may not exceed four feet from grade. 
• A person should be able to see over any wall that faces the 

street. 

11.5 A garden wall should have a matte, masonry finish. 
• Native stone is the preferred material to blend with the forest 

setting. 
• A plain-textured plaster wall may be appropriate if kept low in 

scale and when consistent with the building architecture. 
• Unfinished grey concrete and concrete block are inappropri

ate. 

[ 17] 

Each individual wall should not exceed 
four feet in height. Terrace or step walls 
on steeper slopes and locate plantings in 
front of each terrace when feasible. 
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Appropriate gates 

Gates and Arbors I I 
When a fence or low wall is used at the street frontage, the entry~ often 
marked by a gate or arbor. These features should be small and intimate I 
in their proportions and should be an integral part of the overallland-
scape design. Gates should reflect a hand-crafted design. Fences, gates 
and arbors provide an opportunity to include unique details th . pro- I 
vide interest along the street. Creative design approaches are erlcour-
aged if they are subtle and well integrated with the site. 

11.6 A gate should help create a sense of entry and 
should be distinguishable from the adjoining fence 
• The use of distinctive design details is encouraged. 

vides an opportunity for individuality and 
• Gates should have open or transparent qualities that 

tered views into the property. 

[ 18] 
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11.7 An arborshould be integral to the fence or wall design and 
should not dominate the street. 
• Maintain a narrow, low and "light" scale. Avoid the use of tall 

or wide entryways and avoid massive timbers or other heavy 
building elements when creating an arbor. 

• Incorporate vines or other landscaping to blend the arbor into 
the adjoining fence or wall and garden. 

Lighting 
The use of exterior lights is a special area of concern throughout the 
community. A key feature of the "forest" concept was to minimize the 
amount ·of outdoor lighting, such that the nighttime sky could be 
glimpsed through the trees. From the outset, public street lighting was 
avoided on residential streets. Within an individual property, site light
ing typically was limited to a light at a building entry, and perhaps at a 
yard gate or over a garage door. Occasionally, a patio was lit as well, but 
this would be limited to a small, shielded lamp. This is a neighborhood
wide concern and the tradition of minimizing lighting should be contin
ued. 

11.8 Preserve the low nighttime lighting character of the resi
dential neighborhoods. 
• Use lights only where needed for safety and at outdoor activ

ity areas. Appropriate locations may include building entries, 
gates, terraces, walkways and patios. Lights should not be used 
to accent buildings or vegetation. 

• Use low lumen output bulbs. Floodlights and spotlights are 
inappropriate. Point lights downward to reduce glare and avoid 
"night pollution." 

• Locate and shield fixtures to avoid glare and excess lighting as 
seen from neighboring properties and from the street. 

[ 191 

The restrained use of low scale path 
lighting for safety is appropriate. 

Focus a light downward to minimize 
glare. Avoid placing fixtures where glare 
would be visible to neighbors or the 
street. 
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I Appendix A: StoneworL Examples 

A: Stonework Examples • 

I Ru66[e ancC Rou91i[ y squared Stone Masonry 
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Appropriate: Uncoursed field stone and 
rough or common rubble. 

Appropriate: Coursed and roughly 
squared 

Appropriate: Uncoursed and roughly 
squared 

Inappropriate: Uncoursed cobweb or 
polygonal rubble 

[ 21) 

~~~~ 

Appropriate: Coursed field stone and 
rough or common rubble 
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Dimensioned or Asfi[ar Stone Masonry 

Jl Jt 
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Appropriate: Coursed broken bond, 
broken range 

Appropriate: Random, broken course and Appropriate: Random coursed pattern 
range, longstones bond 
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Appropriate: Random, broken cot rse and 
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I Tlie Use of Stone on Bui[c!ing Elements 
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The use of stone on the full exterior of building elements is encouraged. The use of 
stone only on one elevation, the street facade for example, is discouraged. 

ffi] 
't 

The random placement of individual stones or clusters of stones on building 
elements, such as foundations or chimneys, is discouraged. 

[ 23] 

A: Stonework Examples • 
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The application of stone around only windows or doors as ornamentation is 
discouraged. 

[ 24] 

A: Stonework Examples • 
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City of Carmel-by-the-Sea 

DRAFT 

COMMERCIAL DISTRICT DESIGN GUIDELINES 

I. Purpose 

These guidelines establish a series of design statements intended to conserve the historical village character and pedestrian 

orientation of Carmel's central commercial district. The emphasis of this document is architectural, with special attention to building 

facades. Please note that these are guidelines and should be taken as descriptive, not prescriptive; they are likely to be most useful as 

a guide during the preliminary planning process. Strict compliance with every guideline is not necessary for approval of a project, 

but deviations should be related to good design principles and site conditions. More definitive design specifications are set forth in 
the Zoning Code, Title 17, Chapter 12. 

Carmel's atmosphere of tradition stems from its ltalianate and commercial styles, which are typical of turn of the century 

small-town America, along with expressions of pre-World War II revivals in Spanish Colonial and Tudor architecture. Carmel's 

multiple variations upon these themes can be as gratifying as their archetypes. 

There is great diversity from street to street within the commercial district. For example, designs observable along the five 

blocks of Ocean Avenue from Junipero to Monte Verde are older, more firmly established, and frequently conditioned by a 25-foot 

lot frontage not usually found on side streets. Facade proportions, scale, and ornamentation on these side streets are likely to differ 

accordingly. In sum, Carmel is an ongoing celebration of enlightened architectural eclecticism. For additional discussion of Carmel's 

architectural diversity, please see Chapter 17.12.010 ofthe Zoning Code. 

Commercial District Design Guidelines 
Rev. 1\2000 
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-------------------City of Carmel-by-the-Sea 

ll. The General Plan Basis for the Guidelines 
~~-----

Goal 1-1: Continue to maintain the predominance of the residential character in Carmel through appropriate zoning and land 

development regulations in all districts. ~" 

Objective-15: Preserve the scale and character of the community, especially in the commercial districts, through the administration of 

land use and design standards. 

Policy 1-46: Ensure, through the administration of land use and design regulations, that the special and unique 

character of Ocean A venue and the adjoining commercial area is protected. 

Policy 1-50: Continue to control the scale and mass of both one and two story buildings through design review. 

Guidelines should retain design flexibility, should not be so restrictive that all buildings look alike, and should 

recognize that in certain areas, the absence of setbacks is positive and contributes to the character of Carmel. 

Objective-16: Maintain pedestrian-oriented and attractive commercial and multifamily districts that are well integrated into the 

residential character of the community. 

Policy 1-51: Through design review require architectural and site design within the commercial and multifamily 

districts to be compatible with the traditional village character. 

Policy 1-60: Establish development standards for the R-4 district that will enhance the visual quality of this area and 

improve the transition between the commercial and the R-1 districts. Include requirements for adequate open space, 

setbacks, the planting of trees, and the provision of infrastructure improvements. 

Commercial District Design Guidelines 
Rev. 1\2000 

2 
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City of Carmel-by-the-Sea 

lll. The Guidelines 

A. Conservation of Design. 

· 1. Modifications to buildings should respect the history and traditions of the architecture of the commercial 
districts. Basic elements of design integrity and consistency throughout each building should be preserved 

or restored. 

2. New buildings should not imitate styles of the past but strive to achieve compatibility with the old. 
Renovation and remodeling projects should take into account the possibility that a structure might meet 

criteria as a historical resource by state or federal agencies. 

Commercial District Design Guidelines 
Rev. 1\2000 

3 
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3. Building forms should emnplement therhytbms established--by other-buildings in the immediate vicinizy. z~ 
Such patterns as height, number of stories, width of storefronts, scale of building forms, eave heights, and 
sizes of doors and windows should be used as guides to establish the context for new or remodeled buildings. 

4. Adding a new design element in order to create a separate business identity is inappropriate if it breaks the 
basic lines, materials and concept of a building or imposes a hodgepodge of design elements. 

-~--¥-~ . ., 
-,~~·:~.' " 

..... ~.-

Commercial District Design Guidelines 
Rev. 1\2000 
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5. Building walls facing public streets and walkways should provide visual interest to pedestrians. Variations 
such as display windows, changes in building form, and changes in material, texture, or color are 

appropriate. 

6. Long blank walls should be avoided and building facades should be broken up visually to reflect the rhythm 
of typical storefronts, i.e. alterations, entrances or offsets every twenty to thirty feet. 

This, ... 

Commercial District Design Guidelines 
Rev. 1\2000 

not this. 
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----- ----------~----=------- ---

7. Roof forms should be complete and not present false fronts. 

8. Partial mansard roofs (typical of franchise architecture) and pitched roofs that do not reach a true peak or hip 

should be avoided. 

This, ... 

Commercial District Design Guidelines 
Rev.l\2000 

not this. 

t 
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City of Carmel-by-the-Sea 

B. Facade Proportions. Each building should be treated as a consistent whole. Modifications to storefronts that 
are part of a larger building or court should preserve or restore the common elements that serve to integrate 

building design. 

1. Modifications to buildings should not create the visual clutter that can arise from too many or 
uncomplimentary design elements. 

2. Lines of construction, patterns of openings, and such details as trim, window style, door dimensions, wall 
color, and building and roof forms should be integrated throughout the building, even if more than one 

enterprise occupies it. 

3. If one storefront is to be demarcated from another in the same building, the distinguishing features should be 
limited to subtle variations in the color or pattern of surfaces of doors, tiling, or entries. 

Commercial District Design Guidelines 
Rev. 1\2000 

···},. \ ·~~~'~' 
._, -~ 

•· 
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City of Carmel-by-the-Sea 

4. Buildings and storefronts in the core commercial area should t(stablish a "pedestrian wall" close to the front 

property line (generally within 0" to 24 "). 

5. The pedestrian wall should not be without relief; it should be punctuated by occasional offsets produced by 
entries, window projections, small planters, and entrances to courtyards and intra-block walkways. 

Commercial District Design Guidelines 
Rev. 1\2000 
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-------------------City of Carmel-by-the-Sea 

6. Generally, motels, residential and office buildings in the RC and R-4 districts should maintain a greater front 
setback to create an attractive landscape area and to complement the design and open space needs of such 
uses. This also establishes a design transition from the downtown core to the residential (R-1) district. 

7. Buildings occupied by special land uses also should be setback from the pedestrian wall. Examples include 
churches, civic buildings and some institutional uses. 

Commercial District Design Guidelines 
Rev. 1\2000 
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8. The relationship between buildfug wall space and openings (windows and doors) should be balanced. wan =I 

space between openings should maintain a sense of visual substance or solidity. This reflects older building 
limitations common to unreinforced masonry or wood frame construction and avoids excessive transparency. 

9. Purely decorative balustrades and balconies are discouraged. 

Commercial District Design Guidelines 
Rev. 1\2000 
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C. Window Patterns. Window design should be consistent with the original building concept or with its 
architecture. Wood framed windows with true divided lights (Tudor, Craftsman, Norman), arched windows 
(Spanish, Colonial Revival), or banded windows (Craftsman) are typical. 

1. Large sheets of glass, unbroken by divisions, can appear too urban or modem and should be avoided. 

2. Such window treatments as mitered comers, etched glass, and glass block are to be avoided. 

3. Transom windows above doors or extending the width of the facade should be preserved or restored as 

exemplary of traditional storefront design. 

Commercial District Design Guidelines 
Rev. 1\2000 
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D. Size, Shape, and Nature of Doors and Entries. Entrances to stores are typically recessed from the facade 
by creating a small alcove. This establishes a more definitive sense of entry and affords an alternative view of 

merchandise in display windows. 

1. Conserve or create recessed entries. Should two business entries be close to one another in the same 
building, a single recess may be designed to accommodate both. 

2. Business spaces located on a comer may substitute an angled or beveled entry instead of a recess to create 

variety and visual interest. 

Commercial District Design Guidelines 
Rev. 1\2000 
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3. The floor of a recess should be differentiated from the adjoining sidewalk through contrasting stone, brick, 

or tile paving that does not extend beyond the property line. 

4. Entrances to stores should not be excessively wide, and single doors are strongly encouraged in preference to 

double doors. 

Commercial District Design Guidelines 
Rev. 1\2000 
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5. Simple wood doors that are adorned witlt c~ings. molgin~. color, hardware, or woo4_ and _ _glas~ -~------t 
combinations are appropriate. 

Dutch doors are a Carmel tradition. 

Commercial District Design Guidelines 
Rev.l\2000 
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E. Materials, Textures, and Colors. Building materials and colors should respect the traditions already 
established in the commercial district. The use of richly detailed wood, tile, moldings, corbels, brick, and stone, 

as well as landscaping, are encouraged. 

Commercial District Design Guidelines 
Rev. 1\2000 
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1. Paint should be applied as a solid color, without texture or mottling. Antiqued and faux fmishes are 

inappropriate. 

2. Muted paint colors, which blend with the natural surroundings, are appropriate. Bright and primary colors 
should be avoided. Contrasting colors should be saturated and earthen. 

This ... 

Commercial District Design Guidelines 
Rev. 1\2000 

or this, not this 
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F. Courtyards and Intra-Block Walkways. Courtyards and intra-block walkways are important design 
features of the commercial districts. They provide pedestrians the anticipation of the unusual, swift and 
gratifying shifts in prospect, and often intriguing connecting routes between two or more streets defming a 
block. 

1. A courtyard should maintain continuity of architecture, colors and materials. 

2. The area of a courtyard should be compatible with the size of the building site. 

Commercial District Design Guidelines 
Rev. 1\2000 
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G. Lan:dseapin:g. Carmel is ntlted as "the village in a forest," and the forest should not ood at the boondaries of I 
the commercial district. Improvements to property that incorporate trees and other living plant materials 
attractively arranged and maintained are desirable. 

1. Significant trees (as determined by the City Forester) need to be preserved, and site design should provide 
for additional trees. Healthy street trees are encouraged, as is the location of trees within the interior of 
blocks and away from street frontage in order to enhance the distribution of trees and to create a more 
effective canopy. 

2. Permanently installed planter boxes are encouraged. 

Commercial District Design Guidelines 
Rev. 1\2000 
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3. Street furniture-benches, trash containers, drinking fountains, etc.--can be a welcoming feature in the 
commercial area, but should be carefully selected for compatibility with the surrounding architecture and 
commercial activity. Benches should be carefully sited to avoid congestion and litter problems. 

4. Flower boxes under display windows, hanging baskets of floral displays in intra-block walkways, and formal 

flowerbeds in courtyards are frequent and encouraged. 

Commercial District Design Guidelines 
Rev. 1\2000 
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H. Lighting. Lighting should be the minimum required for public safety. 

1. Harsh, unscreened, flashing, blinking and garish lights and entry lights on motion sensors are inappropriate, 
as are wall washing, landscape lighting and tree lighting. 

2. Lighting fixtures should be discrete .................. or compatible in design with the building and site. 

Commercial District Design Guidelines 
Rev. 1\2000 
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J. Other. 

Such external design elements as rooftop equipment, telecommunications antennae, roofing materials, display 
cases, parking design, public improvements, and flags are given detailed treatment in the Zoning Code, which 

should be consulted. 

Commercial District Design Guidelines 
Rev. 1\2000 

21 
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CITY OF CARMEL-BY-THE-SEA 

POLICY AND STANDARDS 

FOR 

PUBLIC WAY DESIGN 

STATEMENT OF PURPOSE 

The purpose of this policy is to identify objectives and to set forth guidelines and standards 
for review of design (including placement), construction or reconstruction of projects that 
include sidewalks, pathways, handicapped ramps, curbs, gutters, tree planters, mini-parks, 
landscaping, utilities, street signs and other amenities located on public ways within the 
City of Carmel-by-the-Sea. It is the intent of the following policies and guidelines to 
provide direction in using safe, varied and diverse materials, colors and design approaches 
that implement the General Plan. 

DESIGN REVIEW PROCESS: 

For public and private projects requiring Planning Commission review, each municipal 
department responsible for elements of project design shall review proposed plans and 
provide comments and recommendations to the applicant or to the Department sponsoring 
the project. These recommendations shall be forwarded to the Planning Commission at 
the time of its review. For those projects not requiring Planning Commission review, 
these policies, standards and guidelines shall be used by the City Administrator and 
appropriate staff as a basis for design and review of public or private projects. 

The City Administrator may give final approval for public projects valued at less than the 
administrative approval authority limits established by policy of the City Council and/or 
the California Public Resources Code if they are consistent with the standards in this 
policy. The Planning Director and any other Municipal Department appropriate to the 
project shall be advisory to the City Administrator on such projects. 

The City Council shall give final approval for all public projects valued greater than the 
administrative approval authority limit and/or the limits established by the California 
Public Resources Code. The Planning Commission shall be advisory to the City Council 
on such projects when they will be visible to the public, located in the public way and 
represent a change from existing design conditions. 

When the City Administrator believes that the project may (1) conflict with these 
standards, (2) raise issues warranting a policy discussion or (3) would result in a 
significant change in design character or material, the matter shall be referred to the 
Planning Commission for review and comment regardless of project cost. 

Rev: /2197 



Policy and Standards 
Design Improvements to Public Ways 
Page Two 

DESIGN GUIDELINES: 

A. Sidewalks: 

Sidewalks shall be constructed of safe, durable materials that are not slippery when dljy, 
wet or worn and shall be selected to promote a limited variety of different sidewalk 
treatments. Materials for sidewalk surfaces should enhance the village character for the 
pedestrian and allow for percolation of water into the soil to enhance the urban fares~. 
Standard urban sidewalk treatments such as exposed aggregate (unsafe), blacktop and phlin 
concrete (unattractive) should be avoided. 

I 

i 
Sidewalks should not appear excessively uniform. Some variety, or break in paving sharjes 
or colors can help in preserving an informal, unplanned visual appearance. To achiev~ a 
balance between excessive monotony and excessive variety, sidewalks should incorpor~te 
occasional changes in materials or color at intervals between 200 and 300 feet in leng . 
Changes should occur at natural breaks such as intersections, driveways and simi r 

features. Materials and colors selected should play a subtle, background role and sho ld 
not compete with adjacent buildings by calling attention to them. To achieve th , 
sidewalks should: 

• 

• 

• 

• 

• 

• 

Be constructed from sand-set pavers that facilitate percolation using square, 
rectangular, hexagonal, cobble or creased-keystone shapes. Non-creased 
keystone and wave edged pavers should be avoided. (See Figure #1) :1. 

·' 

Use earthen, warm hues (tan, brown, warm grey). Saturated colors (so d 
brick red, etc.) and cool hues (green, blue, cold grey) should be avoided 

I 

Use a single hue or a mix of not more than two similar hues in paving are .. 

Avoid the creation of patterns through the arrangement of pavers. Chang s 
to colors or patterns shall not be used to identify the entrances to drivewa , 
doorways or courtyards. 

Use colored concrete, or driveway pavers, for commercial driveways whe e 
the use of standard sand-set pavers is impractical. Driveway colors and/ r 
materials should match at least one of the adjacent sidewalk designs. 

Remain the same bordering large areas (e.g. Devendorf Park, Sunset Center) 
where there are no storefronts. 
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Policy and Standards 
Design Improvements to Public Ways 
Page Three 

B. Pathways and Footpaths: 

Informal pathways and footpaths of decomposed granite should be considered the preferred 
design in all areas that form a transition between the commercial and residential (R·l) 
districts. Asphalt may be used in specific areas where drainage or erosion-control problefns 
make decomposed granite impractical. The width of pathways and footpaths should Jllot 
exceed four to five feet of available public ways. Randomly placed landscaping and tr~es 
should predominate in these areas to emphasize the transition from the urban to fue 
residential. 

C. Sidewalk Ramps: I 
i 

Access to sidewalks at every intersection must be handicap accessible ramps to meet T~le 
24 California State Accessibility Standards for the physically impaired as depicted in T~le 
24 Standards Diagram (See Figure 2). Ramps should be constructed with materials and 
in colors that blend harmoniously with adjacent sidewalk materials. 

D. Furniture in the Public Way: 

The Planning Commission shall review the design and siting of furniture in the public ~ay 
(e.g. benches, newspaper racks, cigarette butt containers, fountains, drinking fountains apd 
tables). The Commission will determine whether a location or placement is appropri.te 

I 

based on demonstrated need, public safety, pedestrian flow, access to parked vehicl s, 
existing structures located in the sidewalk area, the architecture of the area, location of 
underground utilities and the type of business that the furniture will impact. 

Furniture shall be purchased, installed and maintained by the party making the reque t. 
The construction material shall be appropriate to the area, and natural appearing usi g 
wood, metal or recycled products. All street furniture shall require the property owner to 
obtain an encroachment permit and maintain insurance coverage acceptable to the C ty 
consistent with all City policies. 

The City Administrator, following review and comment by the Director of Commu ty 
Planning and Building and the City Forester, may approve installations of the Citfs 
standard wood-enclosed trashcans. The Planning Commission must approve the locati~m 
of new standard light fixtures. l 

Rev: I 
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Policy and Standards 
Design Improvements to Public Ways 
Page Four 

E. Curbs and Street Gutters: 

Throughout most of the Residential District, rolled blacktop berms are the preferred design 
for street gutters. Concrete and cobblestone curbs should be restricted normally to the 
Commercial District except when required for safety or drainage. (See Figures #3 ~nd 
#4, Stone and Concrete Curb and Gutter and Blacktop Rolled Berm). 

F. Sidewalk Street Trees: 

Sidewalk street trees are those planted in spaces on existing sidewalks. Sidewalk street 
trees are encouraged. The exact number of trees, their species, and location shall 'be 
determined by the City Forester depending on site conditions. Sidewalk street trees sholllld 
be located near the head of, and adjacent to, parallel parking spaces with the trunk oft' e 
tree located 4 1/2 feet back from the head of the parking space. (See Figure #5, typi al 
parking stall with planter). These specifications have been designed so that these sidew lk 
street trees will not be injured by cars maneuvering in parking stalls and not block car 
doors being opened on the sidewalk side. For trees at the curb line there should be at le~st 

' 4 feet between the trunk and the facing building or planters in front of the building. 

All tree planters should be made as large as practicable so that additional landscaping n 
be incorporated into the planters. There should also be no contrasting edging around e 
planter, rather the sidewalk material should frame and be flush with the exposed ea th 
around the tree. Root barriers to prevent root damage to streets, gutters and sidewalks will 
be installed as directed by the City Forester. 

G. Mini-Parks: 

A mini-park protrudes into the street from the curb line or is in the street. Landscapi' g 
in mini-parks should include native, drought resistant plants and/or trees. If trees or la , e 
shrubs are included, they should not be used at the corner of a street where they co act 
cause a safety hazard by blocking views of cross traffic. The design of mini-parks sh 11 
be consistent with the standards in the Forest and Beach Management Plan (See Figure 
#6). All new mini-park installations shall be reviewed for recommendations by the S~ff 
Traffic Committee and approved by the Planning Commission with consideration of: 

Rev: 1 7 
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fWTES: 
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TYPICAL PARKING STALL WITH STREET TREE 
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Policy and Standards 
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• Appropriateness of location 

• Impact on parking resources 

• Impact on traffic and pedestrian safety 

• Drainage and maintenance issues including street-sweeper access 

H. Street Drainage: 

Whenever possible, open drain channels for curbside drainage should be used through 
planter areas rather than using subsurface pipes. This avoids pipes being clogged with 
debris and is easier to maintain. See Figure #7. 

I. 

1. 

2. 

3. 

Irrigation: 

Drip and Low-Flow Systems--All landscaping, sidewalk street trees and mini-parks 
will have drip or low-flow irrigation to help keep vegetation alive and cut down on 
maintenance requirements by City personnel. 

Cistern Recycling Systems--When feasible, public projects should provide cistern 
system drainage to capture storm water runoff for irrigation of on-site and public 
way landscaping area. These systems will: 

• Reduce demands on the City's public potable water resources 

• Protect municipal water allocations during periods of drought 

• Reduce impacts on the City's overtaxed storm drain systems . 

Gutter/Downspout Gravity Irrigation for Street Tree Planters--When feasible, 
storm water runoff from roofs into roof gutters, downspouts, under sidewalks and 
exiting at curb gutters should be intercepted and used to irrigate trees in sidewalk 
planters. Storm water runoff redirected for irrigation purposes reduces the total 
volume of water entering the municipal storm drain system from a commercial 
project. (Refer to Figure #8, Detail A, and Figure #9, Cross-sectional Layout Plans 
for Gutter/Downspout Gravity Irrigation.) 

Rev: 12197 
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J. Utilities 

Utility boxes shall be located in garages, driveways or in planter areas on private property 
except where this is impractical. Utility boxes located in the public right of way shall be 
incorporated into sidewalk planters with sufficient additional space to establish screening
vegetation such as ground cover and shrubs when practical. If neither of these alternatives 
is feasible, utility boxes may be located in a paved area of the street or the sidewalk as 
close to the curbline as possible and may use standard nonskid utility covers. 

K. Street Signs 

1 . Traffic Control Signs--The historic and traditional design for stop signs in Carmel 
uses a 2" diameter, nonreflective, white-painted, metal pole with a four-sided-box, 
street-name sign mounted mid-way on the pole. Traffic control signs (e.g. stop 
signs, speed limit signs, warning signs) shall also conform to the design, color and 
shape requirements of the California Vehicle code. 

2. Stop Signs Combined with Street Name Signs--Metal pole mounted stop signs 
combined with street name signs is the preferred method of identifying streets. A 
four-sided wood box shall be constructed around the steel pole consistent with 
Figure #10. The wood panels and metal pole shall be painted with a nonreflective 
white background and lettered with the street name using nonreflective forest green 
paint and vertical block-stencil lettering. The metal stop sign shall have no wood 
backing and no wood frame or other appurtenances. 

3. Stand-alone Post Signs--Stand-alone street name sign posts (not combined with a 
stop sign) may be used when there is no stop sign at the intersection or the stop sign 
location is not suitable for identifying the street names. Stand-alone posts also are 
the appropriate design to use for No Parking signs. 

Stand-alone Street Name or No Parking signposts shall be constructed of 4" X 4" 
solid lumber of sufficient length to project 4 feet in height from grade. The top of 
each post shall be cut to a 4-facet taper (see Figure #11). Posts shall be painted 
nonreflective white except for a 4-inch cap and a 7-inch pine tree emblem at the 
base that shall be painted forest green. Each vertical face of the post shall be 
painted with the corresponding street name (or "no parking" text) using 
nonreflective, forest green paint and vertical block-stencil lettering. 

s: \planbld\workpgm\publicwa _rev.doc(adopted) 

Rev: 12197 
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California Office of Historic Preservation 

Archaeological Resource Management Reports (ARMR): 
Recommended Contents and Format 

February 1990 

Preface 

The California Office of Historic Preservation (OHP), under its state and federal 
mandates, has developed Archaeological Resource Management Reports (ARMR): 
Recommended Contents and Format (ARMR Guidelines) for the preparation and review 
of archaeological reports. The purpose of this guidance is to improve the quality of 
public archaeology in California. The ARMR Guidelines were developed to aid 
archaeological report preparation and review by ensuring that all needed data would be 
included and organized to optimize efficiency and utility. "Needed data" refers to 
information usually required by regulatory or review agencies and by the Information 
Centers of the California Archaeological Inventory. The checklist included with this 
guidance was developed as an additional means of rapidly assessing archaeological 
report quality. 

It may be unnecessary to include all classes of information presented in this guidance in all 
reports. The content appropriate for any report shou~d be determined by the type and scale of a 
project, by the nature and scheduling of cultural resources studies, and by the complexity of the 
resources and the information under consideration. Applicable federal or state laws and 
regulations, local ordinances and procedures may also determine appropriate report content. 

Certain federal and state agencies routinely produce abbreviated reports adequate for 
management decisions. Some of the information discussed in this guidance (e.g., setting, 
research design, methods description) is presented in agency handbooks, manuals, guidelines, 
or overviews. Reference to these sources may be substituted in reports for an extended 
discussion of this information when routine or repetitive undertakings are involved. 

Although these guidelines do not represent a state-mandated program, the OHP strongly urges 
anyone involved with public archaeology to read and use them. This guidance can be 
understood and effectively used by the professional archaeologist as well as by a broad 
spectrum of other professionals and decision- makers interested in ensuring that an investment 
in archaeology serves the public interest. Local governments in particular should adopt the 
guidelines as the standard according to which archaeological studies will be carried out, 
reported, and judged. 

This guidance, and further guidance to follow, are major elements of the preservation planning 
process carried out by the OHP in accordance with its mandates. A central goal of this process 
is to ensure that land use planning at all levels of government routinely and affirmatively takes 
into account the needs and the value of historic properties. We hope this guidance will be an 
effective contribution toward attainment of that goal. 

ARMR - Recommended Contents & Format 
February 1990 
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For copies of the ARMR guidelines, or further information on OHP programs and guidelines 
contact: 

California Office of Historic Preservation 
P.O. Box 942896, 1416 Ninth Street 
Sacramento, California 94296-0001 
(916) 653-6624 
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I. Cover Letters 

Adequate cover letters greatly facilitate review of ARM reports because they succinctly 
summarize the purpose and intent of the study. Cover letters are necessary for federal 
agency submissions to the Office of Historic Preservation or the Advisory Council on Historic 
Preservation. Unlike management summaries or abstracts, which are often prepared by a 
consultant, cover letters reflect the agency's views and requests of the reviewing entity on 
such issues as archaeological resource significance and management. Regardless of 
origin, cover letters should at a minimum: 

A. Provide the undertaking's name, location, and any identifying number. 

B. State the agency name and where applicable, district, region, section or branch. 

C. Briefly describe the undertaking, including: 

1. the type of undertaking (e.g., hydroelectric generating facility, highway widening, land·!· 
exchange); , 

2. the acreage of the area encompassed by the undertaking, or its length and width in 
the case of linear projects; 

3. the component parts of an undertaking and their land- and resource-disturbing 
potential; and 

4. undertaking schedules or other factors that have affected, or that may affect, the 
conduct of archaeological resource studies. 

D. Identify the law, regulation or agreement under which the document was prepared. 
These could include the National Historic Preservation Act (NHPA), the National 
Environmental Policy Act (NEPA}, the California Environmental Quality Act (CEQA}, or 
local laws and regulations. The letter should also identify the point that compliance with 
applicable laws and regulations has reached. 

E. Describe the phase of investigation addressed by the document or the type of 
documents submitted (e.g., inventory/identification report, research design or report on 
evaluation, treatment or management plan). Reference the specific type of investigation 
represented by the report. For instance, if the investigation is a survey, state also 
whether the survey was intensive, general, intuitive, etc. 

F. Describe the results of the investigation. If the document reports the results of 
survey/identification, include the number and types of properties identified (e.g., historic 
archaeological, prehistoric archaeological). In addition, the letter should: 

1. identify (by name) properties within and outside an Area of Potential Effects (APE) (if 
survey exceeds APE boundaries); 

2. identify properties that may and may not be affected by the undertaking; 
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3. note special circumstances (e.g., Native American or other public concerns, 
controversies, undertaking time constraints, political sensitivity). 

G. Indicate what action is being requested under the terms of applicable laws or 
regulations, and cite the specific section(s) of regulations to which the report is pertinent. 
Examples include requests for OHP consultation and concurrence in the adequacy of 
identification effort (36 CFR 800.4 [b]); requests for concurrence in National Register of 
Historic Places eligibility (36 CFR 800.4[c]); and requests for concurrence in 
determinations of effect (36 CFR 800.5). Include a description of further actions the 
agency anticipates taking to comply with pertinent laws such as CEQA or the NHPA. If 
the document addresses previous review comments, it may be appropriate to attach 
review comments to the cover letter. 

H. Name the agency contact person most familiar with the undertaking and with 
archaeological resources studies who has authority to deal with issues raised during the 
course of review (e.g., agency cultural resource specialists who prepare the letters and 
reports). Include phone number. 

II. Title Page 

The National Park Service has developed, and is encouraging the use of, a National 
Archaeological Data Base (NADB) comprising an annotated bibliography of archaeological 
resource management (ARM) reports. If used extensively and consistently, the NADB can 
be a valuable and efficient tool for managing ARM information. Consistent information and 
format in title pages will greatly facilitate computer entry of NADB data. A title page 
consistent with NADB standards, as outlined below, is appropriate for all reports. 

A. List the authors. Include name, address, and phone number of any consulting firm. 

B. Date the report by month and year. 

C. Present the report title. Indicate the type of investigation conducted, undertaking name, 
location including county and city or equivalent designation. 

D. Identify the entity submitting the report, such as the consulting firm, agency, or group 
that prepared and submitted the document. The submitter and the author may be 
identical. 

E. Identify the party to whom the document was submitted (e.g., contracting or responsible 
party such as an agency, developer, or a lead agency under CEQA). 

F. Reference the contract number/federal agency permit number. 

G. Cite the U.S.G.S. topographic quadrangles depicting study area. 

H. List the acreage included in the study. 

I. List keywords. NADB accommodates a large number of key words. Appropriate content 
for the title page depends on the type and complexity of the report. Key words can 
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include site numbers, county, type of undertaking, type of archaeological study, place 
names, important diagnostic artifact type, presence of human burials, evaluation, no 
resources found (if appropriate), Information Center file number (Information Centers 
should supply number), number of acres surveyed, quads, etc.). Archaeological site 
trinomials, township, and range but not section) are required in the key words section. If 
there are a large number of sites reported, cite the report page(s) that list the site 
trinomials. 

Ill. Table of Contents (appropriate if text of report exceeds 10 pages) 

A. List major report sections, subheadings, and appendices, with page numbers 

B. Provide a list of maps with page numbers. 

C. List figures with page numbers. 

D. List tables with page numbers. 

IV. Management Summary/Abstract 

This section is appropriate in any type of ARM report. The Management Summary/Abstract 
should be a succinct (one to five pages) abstract of the scope and findings of the report. 
While much of the information described in this section is duplicated in a cover letter, cover 
letters often are either discarded after agency review or separated from archaeological 
reports in agency files. The Management Summary should be written so that non
archaeological professionals and the public, as well as professional archaeologists, can 
understand it. . 

A. Describe the purpose and scope of the archaeological investigation. Specify the type of I 
study that was conducted (e.g., literature search, inventory, evaluation, data recovery). 

B. List the date(s) of the investigation. 

C. Summarize the major findings of the investigation. For example, if the document reports 
an archaeological survey, list the number and types of resources identified during the 
survey. 

D. If resources have been evaluated, summarize their significance as determined pursuant 
to Appendix K of CEQA: California Environmental Quality Act Statutes and Guidelines, 
the National Register of Historic Places criteria, or other standards as appropriate. 

E. Discuss how the undertaking affects significant resources. 

F. Describe constraints on the investigation (e.g., time, finances, logistics, vegetation, 
weather, landowner permission). 

G. Offer a summary of recommendations (e.g., evaluative test excavation, National 
Register eligibility recommendations, treatment recommendations). 

H. Describe the disposition of field notes, collections, and reports. 
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V. Undertaking Information/Introduction 

Undertaking means the land- or resource-disturbing activity for which an ARM study is 
prepared. The nature of an undertaking can determine the nature of the ARM study. 
Information about the undertaking is needed to determine how important archaeological 
resources may be affected. How much information is appropriate for a given report may 
depend on what was included in previous reports for the undertaking, and on the scope and 
size of the undertaking. Some of the following topics may not be relevant to a given 
undertaking. 

A. Identify the contracting institution, contract number, permit number and expiration date. 

B. Explain why the study was undertaken, citing relevant Federal, State, and local laws. 
Mention any studies that preceded and recommended the present effort. 

C. Describe the undertaking, including the nature and extent of disturbance anticipated. If 
the undertaking consists of many features or facilities, identify and describe the nature 
and extent of its land- and resource-disturbing potential. Include: 

1. an undertaking location map consisting of photocopies of relevant portions of 
appropriate USGS quadrangles clearly delineating the undertaking boundaries. 
Indicate the undertaking name, quad name, quad scale, township/range, and 
sections on each copy. 

2. specific characteristics of the undertaking that influenced the nature of the ARM 
study. Include impact map(s) consisting of a photocopy of the undertaking location 
map (see above) that delineate areas of potential effects (APE), both direct and 
indirect. If appropriate, duplicate this map in Section XI, and include copies of 
planning maps, engineering drawings, architectural drawings, or artist's renderings 
that assist in defining the nature and extent of the undertaking. 

D. Include a schedule for the undertaking. Describe phases of planning and construction. 

E. Identify the geographical limits of the ARM study area in acres (e.g. the length and width 
of the survey area for linear undertakings). This area may or may not coincide with the 
undertaking area. 

F. Describe how personnel conducting the work were organized and list the active 
participants and their duties. Statements of qualifications are to be provided in an 
appendix. Identify the persons participating in the study such as Native American 
observers, monitors, and consultants, interested parties with special knowledge or 
expertise, and technical specialists. 
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VI. Setting 

A description of the undertaking's setting includes a discussion of both the natural and 
cultural environments in which archaeological resources were created and used. The 
discussion of setting, whether physical or cultural, involves a review of existing data and 
literature. 

A. Natural Setting 

While appropriate for all archaeological investigations, descriptions of the area's physical 
environments should be scaled to the size (area) of the undertaking and the potential 
role of the environment in understanding archaeological resources that might be present!! 
Archaeological resources can be important for reasons other than their research value, 
and an analysis of the natural setting may provide such reasons. , 

1. Identify the natural physiographic region and biotic communities found therein. 

2. Describe the current natural environment of the general area 
including landforms, hydrology, geology, soils, climate, vegeta
tion, and animal life, as appropriate. The location of culturally 
important resources such as outcrops of cryptocrystalline, reser
voirs, townsites, etc., should also be discussed, as appropriate. 

3. Describe the natural environment as it is believed to have 
existed during the temporal periods of occupations under inves
tigation, if such information is available. 

4. Describe current land use (e.g., agriculture, mining, recre
ation, residential). 

5. Assess the current condition of the land within the area of 
the undertaking (e.g., relatively unmodified, partially disturbed 
by construction or improvements). 

B. Cultural Setting 

1. Provide an overview of the archaeology of the study area, with the level of detail ,, 
scaled to the undertaking size and type. Existing overviews should be cited. 
Regardless of whether overviews exist, survey reports should include at least a brief , 
summary of the prehistory of the study area, citing relevant information sources. As 
appropriate, include: 

a. a review of the ethnographic information relevant to the study area, scaled to 
undertaking size and type. Consultation with the Native American Heritage 
Commission as well as interviews with knowledgeable consultants may be 
necessary. 

b. a review of the history (which may or may not include ethnographic period I 
information) of the study area, particularly when historic archaeological resourcesi 
are or could be present. Again, the depth and extent of this review should be ' 
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scaled to the size and type of undertaking as well as the recognized patterns of 
historic land use. 

2. For resource identification reports, evidence of a record search for known archaeological 
resources and previous ARM reports conducted at an Information Center of the 
California Archaeological Inventory should be included. Either a copy of the record 
search report performed by Information Center staff or the results of a records search 
performed by a professional consultant should be provided in an appendix. 

3. If other documentary research is conducted, provide the names and addresses of 
institutions and other sources consulted and include copies of correspondence. Refer to 
the types of documents examined and briefly outline the results. 

VII. Research Design 

Research designs are explicit statements of the theoretical and methodological approaches 
to be followed in an archaeological study. Research designs should be included in almost 
every type of archaeological report, and should vary in nature and level of detail with the 
undertaking and investigation type. In some cases, research designs have been developed 
for specific geographic regions, types of investigations, or types of resources. At a 
minimum, such research designs should be included into ARM reports by reference. In 
other reports, project-specific research design sections are necessary (e.g., evaluative and 
data recovery excavations). 

Research designs link theory, known information, research goals, and methods. The use of 
previously formulated research designs is acceptable if these designs are current and relate 
directly to the area and type of study under consideration. Predictive models are elements 
of a research design applicable to archaeological surveys. Predictive models are structured 
predictions concerning the types and locations of archaeological phenomena anticipated in 
an area. 

A. Discuss the theoretical basis of the proposed research. Cite or discuss the research 
paradigms under which the investigators are operating. 

B. Summarize previous research. A summary of important research questions pertinent to 
the study area or to identified resources should be presented, with particular emphasis 
on the identification of relevant data gaps. Statements appealing to generally 
recognized goals of archaeology or anthropology by themselves usually lack the detail 
necessary for an adequate research design. 

C. Present testable hypotheses or state the goals of the research. Any useful theoretical 
approach should be capable of generating testable hypotheses. A research design 
should present important research questions recognized for the region and relevant to 
the study, based on previous research. 

D. Identify the test implications of the hypotheses. 

1. Describe expected archaeological resource types, archaeological patterns, and data 
categories anticipated, as they relate to test implications. Discuss operational 
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definitions for archaeological resource types (and rationales for their use), if different 
from OHP definitions of archaeological sites, historic resources, and isolated artifacts 
or resources. 

VIII. Methods 

Methods of investigation must always be included in an ARM report. The length and detail 
of this presentation should be scaled to the type and scope of the investigation. Discuss 
methodological considerations (as distinguished from methods) relevant to the resource 
types present or anticipated in the study area. Discuss the kinds of methods appropriate to 
achieving the objectives of the study. Conversely, identify constraints and difficulties that 
hinder(ed) realization of these goals. 

A. If not offered previously, present definitions (and rationales for their use) of 
archaeological resource types. This is necessary when the definitions used for 
archaeological sites, historic resources, and isolated artifacts differ from those contained 
in the California Archaeological Inventory Handbook for Completing An Archaeological 
Site Record, distributed by the California OHP. 

B. Describe the data gathering methods employed (e.g., remote sensing data; surface 
survey; surface chemical analysis; sub-surface methods such as probing road and 
stream cuts or analyzing core probes). The methods description should provide details 
such as maps of survey transects, deployment of survey personnel, site recordation 
techniques, chemical analyses, subsurface test locations and methods, and remote 
sensing techniques. 

1. Describe specific research and sampling strategies employed, the rationale for their 
1
1 

use, a description of how they were implemented, and how many person-hours/days . 
were expended, if such information is available. If methods follow agency or · 
professional standards, define or at least cite the source for the definition of the 
method (e.g. intensive, general, intuitive, cursory surveys). 

2. Using U.S.G.S quadrangles, show area(s) subject to investigation in relation to the 
Area of Potential Effects (APE) and project boundaries. For survey reports, depict 
areas surveyed, not surveyed, or surveyed using various strategies. Larger scale 
maps may also be appropriate to convey information regarding the nature of the 
investigation. Such maps can be included in an appendix (see section IX.A.2.b.). 

l 
3. Provide a descriptive summary of the areas examined, noting undertaking areas that ! 

were not inspected in relationship to the sampling strategies employed, and why. 
Note the percentage of ground visibility for the areas inspected. 

4. Describe site recording procedures as appropriate. 

5. Describe the types and methods of excavation. Number each excavation location on 
a map of the site sufficiently detailed to depict the relationship between natural and 
archaeological features within the site. 

6. Describe cultural materials collected (if any), including methods of documentation 
and removal. 

ARMR - Recommended Contents & Format 
February 1990 

Page 10 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

California Office of Historic Preservation 

7. Describe measures undertaken or needed to restore archaeologically disturbed site 
areas when archaeological field studies are completed. 

C. Indicate where collected materials, photographs, and other documents are curated. 
Curatorial agreements and reburial agreements should be provided in an appendix. 

1. When photos or other documentation (e.g., remote sensing data) are not included in 
the report, name the repository where these data are stored. Provide appropriate 
reference numbers used to file and retrieve this data at the repository. 

2. Discuss problems or constraints in conducting the research. 

IX. Report of Findings 

This section presents the information collected during the study. Thorough description of 
collected data is essential for the construction of meaningful and well-supported 
interpretations. When interpretations of data are mixed with or substituted for basic data 
presentations, the reader is left with no basis for independently assessing conclusions and 
inferences. It is therefore critical to explicitly separate data presentation from interpretation 
of those results whenever possible. Specific descriptive requirements for particular types of 
ARM studies are outlined below. 

A. Archaeological Resource Inventory Reports 

1. If no archaeological resources were located, their absence should be explicitly noted. 

2. If resources were previously reported or anticipated but were not located, discuss the 
possible environmental and cultural factors that may have hidden or destroyed the 
resources. 

3. Archaeological resources identified. 

a. Provide information regarding the archaeological resources that were observed 
and recorded, including: 

i. prehistoric archaeological sites (i.e., primarily surface and subsurface 
properties); 

ii. historic archaeological sites; 
iii. isolated artifacts. 

b. Recent or contemporary resources (e.g., modern roads, power lines, structures) 
noted but not formally recorded might also be discussed and included on a map, 
although such information may not be appropriate or necessary, and is usually 
not confidential. 

c. The following maps should generally be included in a report on the results of 
inventory. Maps depicting archaeological site locations should not be included in 
reports that will be publicly circulated. The following types of maps might be 
placed in a separate appendix: 
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i. if not already presented (see section VIII.B.2.) area(s) subject to investigation 
in relation to the Area of Potential Effects (APE) and project boundaries on 
appropriate U.S.G.S. quadrangles (7.5 or 15 minute series). For survey 
reports, depict areas surveyed, not surveyed, or surveyed using various 
strategies. Larger scale maps may also be appropriate to convey information 
regarding the nature of the investigation. 

ii. U.S.G.S quadrangle maps showing archaeological resource locations 
recorded during survey. 

iii. archaeological resource sketch maps (if the report involves survey) 
consistent in content and quality with the standards established in the 
California Archaeological Inventory Handbook for Completing an 
Archaeological Site Record distributed by the California OHP. If 
archaeological site records are provided in a detachable appendix to the 
report, sketch maps may be included with the site records. 

iv. archaeological site contour maps depicting topographic and archaeological 
details, and surface and subsurface study locations should be provided, if 
available, although such maps often are not prepared for inventory reports. 

d. Describe archaeological resources. Provide a description of each resource listed 
under "Archaeological Resources Observed." 

i. . For each archaeological resource, complete a California Archaeological 
Inventory form (DPR 422A), using the California Archeological Inventory, 
Handbook For Completing An Archeological Site Record available from the 
OHP. Insert forms in a confidential Archaeological Resources appendix. 
Prior to completing the report, submit two copies of each form to the 
appropriate Information Center of the California Archeological Inventory, 
requesting state trinomial numbers for each recorded site. 

ii. If isolated prehistoric resources are recorded, complete one copy of the 
California Archaeological Isolated Artifact form (DPR 422H) and insert in a 
confidential Isolated Resources appendix. The OHP encourages the 
recording of isolated artifacts. 

iii. Provide a master map (photocopy of appropriate USGS quadrangle) 
depicting the locations of all archaeological resources. It may not be 
appropriate to include maps of archaeological resource locations in the body 
of the report if the report is available to the general public. Archaeological 
resource locations should appear only in confidential appendices (see 
Section IX.A.3.c.). 

B. Archaeological Excavation Reports 

Excavation can occur during any phase of archaeological investigation, including 
inventory. The description of excavation during these various phases should be scaled 
to the size of the excavation, the importance of the information to the objectives of the 
study, and the abundance and quality of information resulting from the excavation. In 
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terms of data presentation, no distinction is made here between excavation conducted 
for evaluative purposes and excavation performed as a data recovery or mitigation 
phase. Data and interpretation should be presented separately when possible. 
Summarize the results of lengthy, appended special studies. 

1. Describe the physical context of the archaeological deposit, including: 

a. site topography and geomorphology (if not addressed in Setting) 

b. soil type, structure, chemistry, stratigraphy and their relationship to surrounding 
soils. Summarize results of special studies such as particle size analysis and soil 
chemistry, and include a copy of special studies reports in an appendix. 

i. non-cultural soil constituents (floral, faunal). Include a summary of special 
studies and insert reports in an appendix; 

ii. anthropic soils and stratigraphic relationships. 

c. profiles of excavation units, trenches, or auger borings, as appropriate, 

2. Describe archaeological features. Functional ascriptions/interpretations, such as 
hearth, oven, housepit, may be unavoidable at this level of data presentation. It may 
be appropriate to discuss the relationship between feature and non-feature 
archaeological material distributions (e.g., the relationship between midden deposits 
and ovens or housepits). 

a. Describe physical evidence including location, dimensions, attributes, and 
associations. 

b. Provide or reference illustrations and photographs of features. 

c. Either present in full or summarize the results of special studies related to 
features (e.g., radiocarbon, flotation, micro-constituent analysis, chemical 
analysis). 

3. Enumerate and describe artifacts by material type and artifact class (e.g., flaked
stone). Avoid typological ascriptions that impose or imply function or chronological 
association in the initial description. For example, biface, uniface, or modified flake 
is preferable to knife, scraper, or used flake. Such interpretations can follow in a 
separate subsection, as described below. 

a. Discuss typological consideration of artifacts such as stone tools, beads, bone 
and groundstone tools, and historic materials. 

b. Include illustrations/photographs of formal artifacts. These can be included in an 
appendix. 

c. Present the results of analyses of artifact manufacture and use (e.g., flaked
stone manufacturing technology, use-wear studies, pottery analysis, basketry 
identification). Extensive and detailed analyses may be included in appendices. 
A summary of the results of these studies should be presented in the body of the 
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report. Such studies should define analytic methods and distinguishing traits of 
analytic categories. For example, if a flaked-stone analysis involved the 
identification of different types of flakes, then the attributes that define such flake • 
types should be reported. References to previous analyses should not supplant ' 
basic descriptions of methods and analytic categories. 

d. Present the results of analyses such as radiocarbon dating, obsidian source and 
hydration studies, thermoluminescence dating, geomagnetic studies, pollen 
analysis, blood protein analysis, and others. 

4. Describe non-artifactual archaeological material that reflects past human activities 

1

, 

(e.g., burned seeds, charred animal bone}, and materials that provide information on 
past environments or exploited resources (e.g., pollen}. ,, 

a. Include identification studies for floral and faunal remains, with interpretations 
regarding the kinds and amounts of resources used, consumed, etc. 

I 
b. Present the results of physical analyses such as pollen, microconstituent analysis! 

(flotation, coprolite studies}. : 

5. Describe the context of discovery, examination, and disposition of human remains, if 
any. Given the often sensitive nature of human remains, examination and treatment 
of such remains will depend on the outcome of consultation with appropriate Native 
American representatives and the decisions of land owners regarding the disposition 
of human remains. Therefore, whether and how human remains and associated 
grave goods are examined may vary greatly. Similarly, the nature and extent of 
reporting on the treatment of human remains may vary with the nature of Native 
American concerns. It may not be possible or appropriate to maintain rigid reporting 
standards. In general however, the following information is desirable from an 
archaeological and management standpoint. 

a. Describe the context of the discovery of human remains. For example, describe 
if a human burial discovered during excavation was expected, based on 
consultant information or archaeological indicators. 

b. Describe measures taken pursuant to state law, local ordinance, agreement, 
and/or agency policy regarding human remains. 

c. Describe efforts to consult with the Native American Heritage Commission, 
appropriate Native American representatives or living descendants, county 
coroner, landowners, etc. 

d. Describe outcome of discussions regarding disposition of human remains. 

e. Describe actions taken with regard to the study of human remains, i.e., exposure, 
exhumation, analysis, reburial in-situ, reburial after exhumation. 

i. Describe the location, physical position, orientation, and nature of the 
remains (e.g., primary inhumation, cremation}. Include a description of grave 
associations and the physical/contextual relationships between human 
remains and associated artifacts. For example, describe if artifacts were 
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overlying or underlying the human remains in a patterned arrangement, or 
were found within burial pit fill. 

ii. Report the results of analyses, including specialists' reports in an appendix. 
Description of the remains and reporting the results of any analyses may 
occur under the reporting of archaeological features (Section IX.B.1.g.). iii. 
Include photographs and illustrations. 

iv. Record/report the reburial location on a New Deposit/Redeposit Record (DPR 
4221). Such information should be included in a confidential appendix and 
treated in a manner sensitive to the desires of the most likely descendants of 
the human remains. 

6. Describe the spatial distribution and patterning of cultural material by class (e.g., flaked
stone, bone). Present data on the intrasite distribution of cultural materials, i.e., vertical 
and horizontal stratigraphy, assisted by data tables. 

X. Discussion/Interpretation 

. Descriptive data presented above should be discussed and interpreted with explicit 
reference to the research design or study objectives defined earlier in the report. In 
addition, unanticipated data recovered during the study may warrant discussion of additional 
research topics not included in the research design. 

A. Discuss results of the investigation as they relate to specific topics and questions 
presented in research design. Preferably, organize the discussion according to the 
structure of the research questions, hypotheses, and test implications presented in the 
research design. 

B. Discuss the results of the study in terms of the general research objectives of the study 
(e.g., settlement patterns, subsistence, change through time). This discussion should 
place the investigation in a regional context, noting its role or contribution to an 
understanding of local, regional, state, or national history or prehistory. 

XI. Management Considerations 

The discussion of management topics should address the management goals of the study in 
a manner that is consistent with the specific regulatory process relevant to the ARM study. 
For example, an inventory report should discuss how complete the study was, the likelihood 
that additional resources are present in an undertaking APE, and measures that would be 
necessary to identify such resources. Unfortunately, terminology for similar procedures 
varies among local, state and federal guidelines or regulations. For example, an 
archaeological site might considered National Register eligible under the Section 106 
process and significant under the Appendix K Guidelines for CEQA. The terms used in an 
ARM report should be consistent with the terms defined in the relevant guidelines or 
regulations. 
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A. Inventory Reports 

1. Identify the management status of resources identified during the study. For 
example, list archaeological properties that have been determined National Register 
eligible, important, unimportant, and those that have not been evaluated. If 
previously recorded and/or evaluated archaeological resources were identified, 
provide a list of these resources. 

2. Describe the completeness of the study and the likelihood that additional, 
unidentified resources may be present. 

3. Outline needs for further management action, such as additional field survey, 
evaluation of resources, or no further study. 

B. Evaluation Reports 

Resource evaluation is the cornerstone of the current ARM environment. The outcome 
of evaluation determines which resources will and will not be protected or considered 
further. Thoughtful evaluation also establishes the importance of archaeological 
resources and influences the type of consideration they are afforded. 

1. Provide a detailed discussion addressing the significance or uniqueness of each 
archaeological resource using the criteria for evaluation employed in CEQA: 
California Environmental Quality Act Statutes and Guidelines, Appendix K or 36 CFR 
60.4, as appropriate. Critically consider the full complement of potential reasons 
(criteria) why a property might be considered important, not simply the most obvious 
or prominent. 

a. Consider the role of setting as a contributor to the importance of the resource. 
Archaeological resources can be eligible for the NRHP under 36 CFR 60.4(a} for 
their association with events that have contributed to the broad patterns of history 
or prehistory, under 36 CFR 60.4(c) because they embody the distinctive 
characteristics of a type, period, or method of construction, or represent the work i 
of a master, or possess high artistic value. Under these criteria, setting may 1 

contribute substantially to the importance of the resource. 

b. Describe the integrity of each archaeological resource including an estimate of 
the percentage of the resource that is disturbed or remains. A consideration of 
integrity should relate to the reasons a resource is determined important. Thus, 
the environmental setting or surface of an archaeological site can be completely 
destroyed or disturbed yet the site may retain integrity if it is important only for 
the information its subsurface component contains. 

c. Identify the characteristics and areas of a resource that do and do not contribute 
to its importance. If the resource is a National Register district, identify the 
contributing and non-contributing properties within the district and describe the 
nature of their contribution, to the extent known. 
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i. Present clear evidence that information from the resources can address or 
contribute to the resolution of important, specific research questions outlined 
in the research design. 

ii. Summarize or reference, as appropriate, the evidence that indicates the 
resource contains in appropriate contexts and in sufficient quantity and 
quality, the material needed to meet the data requirements of the stated 
hypotheses or research questions documented in Sections IX and X above. 

iii. Evaluate each resource in terms of its overall potential to address important 
questions or fill data gaps. Compare the resource to others in its local or 
regional context to determine how much it can help to achieve stated 
research goals. 

C. Assess Effects. 

Determining the nature of an undertaking's effects on an archaeological site depends on 
knowing what makes an archaeological resource important, and what specific ground 
disturbances or other physical changes are proposed. 

For example, two projects may both involve grading. In one case, grading will disturb an 
archaeological resource important because of the information that it contains. In the 
other case, grading will disturb an archaeological resource important because it visibly 
represents a particular human adaptation to specific environmental challenges. In the 
first case, the assessment of effects might conclude that the information can be 
acceptably recovered through archaeological excavation. In the second case, there is 
no way to preserve the association between the site and its surroundings if grading 
occurs, and the effect of the grading might be considered adverse. The difference in the 
effect determination is due to the different reasons the archaeological sites were 
determined important. 

The focus of an ARM report (inventory, evaluation, etc.) and what phase of the 
undertaking is involved will largely determine whether or not an assessment of effects 
can be included in the report. Lack of project design information or unevaluated 
resources are just two of many factors that could preclude an assessment of effects. 

1. Discuss or reference a previous discussion of the general undertaking (see Section 
V-D). Discuss the likely effects the undertaking may have on each important 
archaeological resource. Use appropriate regulatory language and reference the 
local, state, or federal regulations or guidelines under which the effects of the 
undertaking are determined. Explain each determination. 

a. Discuss anticipated direct and indirect impacts to archaeological resources. 
Direct impacts include destruction, alteration, and isolation of the property of its 
setting, when setting is a characteristic contributing to the importance of the 
resource. While 36 CFR Part 800 does not distinguish between direct and 
indirect effects, anticipated indirect impacts of an undertaking should be 
presented. Indirect impacts could include growth inducement, increased public 
use, erosion of resources outside the undertaking area. It is also appropriate to 
discuss beneficial effects in addition to adverse effects. 
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2. For reports involving multiple resources, include a table listing all resources. Providei 
your opinion on the importance of each resource and identify the effect of the 
undertaking on each (e.g., no effect, effect, no adverse effect, adverse effect). 

D. Consider Alternatives and Propose Management Actions 

1. For each significant or unique resource that may be affected, discuss a range of 
possible measures to avoid or minimize an adverse effect. Examples include: 

a. relocation or redesign of the undertaking; 

b. preservation measures (e.g., site burial, erosion slope stabilization, vegetation 
cover, signing, public access restrictions, site monitoring); 

c. data recovery for portions of selected resources; and 

d. no undertaking. 

2. Discuss the preferred alternative offering a rationale for this preference. This 
discussion may address the merits of the undertaking, the mission and needs of the 
agency, etc. 

E. Recommendations/Proposals 

Recommendations and proposals for further action can take a wide variety of forms 
depending on the nature of the ARM study and the undertaking. 

1. Inventory Reports 

a. Inventory complete. Inventory reports may conclude that efforts to locate i 
archaeological resources have been sufficient. The inventory may lead to one of I 
the following conclusions and recommendations: ·. 

i. No resources. were identified. The proposed undertaking does not involve or 
affect archaeological resources. 

ii. Resources are present. Depending on the type of resources involved and the 
type of undertaking proposed, one of the following recommendations may be 
appropriate: 

• Only unimportant resources are present. No further consideration is 
necessary. 

• Archaeological resources are present but because of preventive 
measures, will not be affected by the undertaking. 

• Archaeological resources are present. Evaluation of these resources is 
necessary. 
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• Sufficient information exists to evaluate resources. Offer 
recommendations regarding the importance of the resources. Often this 
is not possible for archaeological deposits on the basis on surface 
inspection alone. 

b. Inventory incomplete. An initial effort to locate archaeological resources may 
reveal that a different level of effort or additional inventory work is necessary. 
This section should identify the constraints, limitations, or rationale behind the 
recommendation for additional work and offer specific recommendations for 
additional inventory. 

2. Evaluation Reports 

a. Evaluation results are summarized and conclusions or recommendations 
regarding the importance of archaeological resources are presented. When 
necessary, insert the following sorts of items in a confidential appendix: 

i. State Historical Landmarks nominations. 

ii. National Register of Historic Places nominations. 

iii. National Register eligibility opinions. 

iv. Opinions on the importance of the resources under CEQA. 

b. Provide conclusions regarding the effect of the undertaking on important 
archaeological resources (e.g., no effect, no adverse effect, adverse effect). 
Recommend further studies or actions such as mitigation or other treatment for 
identified effects. 

3. Treatment Reports 

a. After mitigation, such as data recovery, has been completed, state whether the 
resource retains significance and propose additional measures needed to protect 
the resource or to recover additional significant information. 

b. Discuss how effectively the treatment program met expectations. 

XII. References (Use of American Antiquity format is encouraged). 

XIII. Appendices 

Depending on the type and purpose of the archaeological report, some of the following 
information may or may not be appropriate. In addition, investigators preparing 
archaeological reports for publication or wide distribution in addition to regulatory review, 
may wish to exclude some of the administrative information from the body of the report and 
instead include such information as a detached appendices or attachments. 

A. Personnel qualification statements, briefs, or resumes. 
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B. Record search results. 

1. Provide a copy of the Information Center record search, if conducted by Information 
Center staff. 

2. If a records search is conducted at an Information Center by a qualified consultant, 
provide a copy of a receipt or evidence of such a search as well as a report of the 
results of that search, if not already included in the report. Archaeological site 
locations must not be disclosed in documents accessible to the general public. 
Confidential appendices that report site locations should contain statements 
requesting that their distribution be carefully controlled (see Section XIV). 

C. Repository agreements. 

D. Reviewer comments/agency correspondence. 

E. Artifact/Collection catalog. 

F. Artifact illustrations (if not in body of text). 

G. Photographs and photo records. 

H. Native American observer or monitor agreements. 

I. Maps (non-confidential) and undertaking plans, drawings, etc. 

J. Special studies/technical reports. 

XIV. Confidential Appendices 

Archaeological and sensitive Native American site locations and maps should not be 
included in copies of reports for general distribution. Archaeological site locations are 
exempted from the California Freedom of Information Act, as specified in Government Code 
6254.10. However, review and regulatory agencies often need such information for 
management purposes. The placement of such information in a Confidential Appendix 
fulfills that need. 

A. General Historical and Archaeological Resource Location Map (depicting locations of all 
properties within a study area). 

B. Resource Inventory Records. 

1. Historic Resources Inventory forms and maps (consistent with DPR 523). 

2. Archaeological Site Record forms and maps (consistent with DPR 422). 

3. Isolated Artifact forms and maps. 

C. Native American sacred site location maps or descriptions, if regarded as sensitive. If 
not obtained from the Native American Heritage Commission (NAHC), disclosure of such 
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information should occur only after coordinating with the NAHC and with appropriate 
groups and individuals recommended by the NAHC. 

D. Heritage Nomination Forms. 

1. National Register of Historic Places forms. 

2. National Historic Landmark forms. 

3. Registered State Historical Landmark forms. 

4. State Point of Historical Interest forms. 

XV. Further Reading and Guidance - Selected References 

The following references are recommended for further information 
and guidance. Copies of many of these references, or information 
on their availability, can be obtained from the California Office 
of Historic Preservation, P.O. Box 942896, 1416 Ninth Street, 
Sacramento, California 94296-0001, (916) 445-8006. 
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Laws and Regulations 

National Historic Preservation Act of 1966. Public Law 89-665; STAT. 915; U.S.C. 470, as 
amended by Public Law 91-243, Public Law 94-458, Public Law 96-199, Public Law 96-244, 
and Public Law 96-515. 

Protection of Historic Properties (36 CFR Part 800). Federal Register, Vol. 51, No. 169. 
September 1986. 

National Register of Historic Places (36 CFR Part 60). 

National Register of Historic Places (36 CFR Parts 60 and 63). Proposed Rule. Federal 
Register, Vol. 51, No. 150. August 5, 1986. 

Curation of Federally-Owned and Administered Archeological Collections (36 CFR 79). 
Proposed Rule. Federal Register, Vol. 52, No. 167. August 28, 1987. 

Uniform Rules and Regulations: Archeological Resources Protection Act of 1979 (43 CFR Part : 
7). Federal Register, Vol. 43, No. 4. January 6, 1984. 

CEQA: California Environmental Quality Act Statutes and Guidelines. Office of Planning and 
Research, Office of Permit Assistance, Sacramento, California, 1986. 

California Health and Safety Code, Section 7050.5. 

California Public Resources Code, Section 5097. 
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Department of the Interior Guidance 

Secretary of Interior's Standards and Guidelines for Archeology and Historic Preservation. 
Federal Register, Vol. 48, No. 190, September 29, 1983. 

Guidelines for Federal Agency Responsibilities under Section 110 of the National Historic 
Preservation Act. Federal Register, Vol. 53, No. 31. February 17, 1988. 

The Section 110 Guidelines: Annotated Guidelines for Federal Agency Responsibilities under 
Section 110 of the National Historic Preservation Act. Jointly issued by the Advisory Council on 
Historic Preservation and the National Park Service, U.S. Department of the Interior, 
Washington, D.C. 1989. 

The Curation and Management of Archeological Collections: A Pilot Study. Alexander J. 
Lindsay, et al. Cultural Resources Management Series. U.S. Department of the Interior, 
Washington, D.C. September 1980. 

Archeological Survey: Methods and Uses. Thomas F. King. National Park Service, U.S. 
Department of the Interior, Washington, D.C. 1978. 

Using UTM Grid System to Record Historic Sites. Heritage Conservation and Recreation 
Service, U.S. Department of the Interior, Washington, D.C. 1~80. 

How to Apply the National Register Criteria for Evaluation. (Bulletin 15). National Park Service, 
U.S. Department of the Interior, Washington, D.C. 1982. 

National Register Bulletin Series. National Park Service, Department of the Interior, 
Washington, D.C. 

Quantifying the Present and Predicting the Past: Theory, Method, and Application of 
Archaeological Predictive Modeling; Bureau of Land Management, U.S. Department of the 
Interior, Washington, D.C. 1987. 
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Advisory Council on Historic Preservation Guidance 

Section 106, Step-by-Step. Advisory Council on Historic Preservation, Washington, D.C. 1986.1 

Treatment of Archeological Properties: A Handbook. Advisory Council on Historic 
Preservation. Washington, D.C. 1981. 

Fact Sheet: A Five-Minute Look at Section 106 Review. Advisory Council on Historic 
Preservation, Washington, D.C. 1988. 

Fact Sheet: Programmatic Agreements under Section 106. Advisory Council on Historic 
Preservation, Washington, D.C. 1988. 

Fact Sheet: Section 106 Participation by Applicants for and Recipients of Federal Assistance, 
Permits, and Licenses. Advisory Council on Historic Preservation, Washington, D.C. 1988. 

Fact Sheet: Section 106 Participation by Indian Tribes and Other Native Americans. Advisory 
Council on Historic Preservation, Washington, D.C. 1988. 

Fact Sheet: Section 106 Participation by Local Governments. Advisory Council on Historic 
Preservation, Washington, D.C. 1988. 

Identification of Historic Properties: A Decisionmaking Guide for Managers. Advisory Council 
on Historic Preservation, Washington, D.C. 1988. 

Public Participation in Section 106 Review: A Guide for Agency Officials. Advisory Council on 
Historic Preservation, Washington, D.C. 1989. 

Preparing Agreement Documents. Advisory Council on Historic Preservation, Washington, D.C. 
1989. 

Federal Historic Preservation Case Law-- A Special Report. Advisory Council on Historic 
Preservation, Washington, D.C. 

Recommended Outline: Ideal Data Recovery Plan. Advisory Council on Historic Preservation, 
Washington, D.C. 

Where to Look: A Guide to Preservation Information. Advisory Council on Historic 
Preservation. Washington, D.C. 1983. 
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Miscellaneous Guidance and Readings 

Appendix K, Archaeological Impacts. In CEQA: California Environmental Quality Act Statutes 
and Guidelines. Office of Planning and Research, Office of Permit Assistance, Sacramento, 
California, 
1986. 

Scholars as Contractors. William J. Mayer-Oakes and Alice W. Portnoy, editors. Cultural 
Resource Management Studies. National Park Service, U.S. Department of the Interior, 
Washington, D.C. 1979. 

Scholars as Managers, or How the Managers Can Do It Better. Alice W. Portnoy, editor. 
National Park Service, U.S. Department of the Interior, Washington, D.C. 1979. 

Guidelines for Cultural Resource Management (CRM) Reports. San Bernardino County 
Archaeological Information Center, San Bernardino, California. 

California Archaeological Inventory Handbook for Completing An Archaeological Site Record. 
California Office of Historic Preservation, Sacramento, California. 1989. 

California Archaeological Site Inventory Information Center Procedural Manual. California 
Office of Historic Preservation, Sacramento, California. 

California Archaeological Resource Identification and Data Acquisition Program: Sparse Lithic 
Scatters. California Office of Historic Preservation, Sacramento, California, 1988. 
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Checklist for Preparing and Reviewing Archaeological Resource Management Reports 

Name of Undertaking: 

Name of Report: 

Reviewer/Agency: Date: 

I. Cover Letters (see page 1 of ARMR Guidelines) 

II. 

Ill. 

IV. 

A. Provide the undertaking's name and location, and any identifying number. 
B. State agency name and where applicable, district, region, section, or branch. 
C. Briefly describe the undertaking (type, acreage, components, scheduling). 
D. Describe the point that compliance with historic preservation law has reached. 
E. Describe the phase and/or type of investigation addressed by the document. 
F. Describe the results of the investigation. 
G. Indicate what compliance action is being requested under applicable laws. 
H. Name agency contact person administering, or most familiar with the undertaking 

and study. ' 

Title Page (page 2) 

A. List the authors and consulting firm. 
B. Date the report by month and year. 
C. Present the report title. 
D. Identify the entity (e.g., agency, local government) submitting the report. 
E. Identify the party to whom the document was submitted and contract number, if 

1 

any. 
F. Reference the contract number/federal agency permit number. 
G. Cite the U.S.G.S. topographic quadrangles depicting study area. 
H. List the acreage included in the study. 
I. List keywords. 

A. 
B. 
C. 
D. 

A. 
B. 
C. 
D. 
E. 
F. 
G. 
H. 

Table of Contents (if text of report exceeds 10 pages [see page 3]) 

List major report sections, subheadings, and appendices, with page numbers. 
Provide a list of maps with page numbers. 
List figures with page numbers. 
List tables with page numbers. 

Management Summary/Abstract (page 3) 

Describe the purpose and scope of the archaeological investigation. 
List the date(s) of the investigation. 
Summarize the major findings of the investigation. 
If resources have been evaluated, summarize their significance/uniqueness. 
Discuss how the undertaking affects significant resources. 
Describe constraints on the investigation (e.g., time, finances, logistics). 
Offer a summary of recommendations. 
Describe the disposition of field notes, collections, and reports. 
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v. 

A. 
B. 
c. 
D. 
E. 
F. 

VI. 

A. 
B. 

VII. 

A. 
B. 
c. 
D. 

California Office of Historic Preservation 

Undertaking Information/Introduction (page 4 of ARMR Guidelines) 

Identify the contracting institution, contract and permit numbers, etc. 
Explain why the study was conducted. 
Describe the undertaking (include maps). 
Include a schedule for the undertaking. 
Identify the geographical limits of ARM study area. 
Describe how personnel were organized and list participants (qualifications in 
appendix). 

Setting (page 4) 

Natural Setting (e.g., landforms, geology, soils, flora, fauna; current land use). 
Cultural Setting (include records and literature search results). 

Research Design (page 6) 

Discuss the theoretical basis of the proposed research. 
Summarize previous research. 
Present testable hypotheses or state the research goals. 
Identify the test implications of the hypotheses or expected archaeological 
information. 

VIII. Methods (page 6) 

IX. 

A. 
B. 
C. 

A. 

Present definitions for archaeological resource types. 
Describe the methods employed and map the areas investigated. 
Indicate where collected materials, photos, etc., are curated. 

Report of Findings (page 8) 

Archaeological Resource Inventory Reports 
1. Present results (list resources present or absent). 
2. Include site records and location maps in confidential appendices. 

B. Archaeological Excavation Reports 
1. Describe the physical context of the archaeological deposit. 
2. Describe archaeological features, artifacts, materials (ecofacts). 
3. Describe the discovery, examination, and disposition of human remains. 

X. Discussion/Interpretation (page 12) 

A. Discuss results of the investigation as they relate to specific research design 
items. 

B. Discuss results of the study in terms of general research objectives. 

XI. Management Considerations (page 12) 

A. Inventory Reports 
1. Identify the management status of resources identified during the study. 
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2. Describe the completeness of the study and likelihood of unidentified 
resources. 

3. Outline the need for further management actions. 

B. Evaluation Reports 
1. Discuss significance or uniqueness of each archaeological resource. 
2. Discuss the integrity of each archaeological resource. 

C. Assess Effects 

C. Consider Alternatives/Proposed Management Actions 
1. Discuss possible measures to avoid/minimize impacts to resources. 
2. Discuss the preferred alternative and rationale behind the preference. 

E. Recommendations/Proposals 

XII. References (page 16) 

XIII. Appendices (Include sections listed below as appropriate, page 16). 

A. Personnel qualifications (provide briefs or resumes) 
B. Record search results. 
C. Repository agreements. 
D. Reviewers comments/agency correspondence. 
E. Artifact/Collection catalog. 

· F. Artifact illustrations (if not in body of text). 
G. Photographs and photo records. 
H. Native American observer or monitor agreements. 
I. Maps (non-confidential) and undertaking plans, drawings, etc. 
J. Special studies/technical reports. 

XIV. Confidential Appendices (page 17) 

A. Historical and Archaeological Resource Location Maps 
B. Resource Inventory Records for archaeological sites and historic structures. 
C. Native American sacred site location maps or descriptions. 
D. Heritage Nomination forms. 

This publication was partially financed with federal funds from the National Park Service, 
Department of the Interior, under the National Historic Preservation Act of 1966. The contents 
do not necessarily reflect the views or policies of the Department of the Interior, nor does the 
mention of trade names or commercial products constitute endorsement or recommendation by 1 

the Department of the Interior. 

The California Office of Historic Preservation receives federal funds from the National Park 
Service, Department of the Interior. Regulations of the U.S. Department of the Interior strictly 
prohibit unlawful discrimination in departmental Federally Assisted Programs on the basis of 
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California Office of Historic Preservation 

race, color, national origin, age or handicap. Any person who believes he or she has been 
discriminated against in any program, activity, or facility operated by a recipient of Federal 
assistance should write to: Director, Equal Opportunity Program, U.S. Department of the 
Interior, National Park Service, P.O. 37127, Washington, D.C. 20013-7127. 
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Chapter l: 
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2.2 
2.3 

Chapter 3: 
3.1 
3.2 
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Chapter 1 
Introduction and Overview 

1.1 Introduction 

This Administrative ProcedUTes Manual has been prepared to assist the City of Cannel-by-the-Sea in 
the day-to-day implementation of its National Pollutant Discharge System ( .. NPDES .. ) p1·ogTam for 
storm water. The operating authority for the City's program is found in Section 12.20 et.seq. of the 
City Code. 

1.2 Purpose and Scope ofWork 

The purpose of this Manual is to provide a readily accessible reference for City staff charged with 
implementing the requirements of the City's NPDES program as set forth in Section 12.20 of the 
City Code entitled Urban Storm Water Quality Manag~ent and Discharge Control. 

The Manual provides accessible copies of the Federal Regulations, Regional Board Pennit and City 
Standards that outline the requirements of the City's program. In addition, the Manual descnbes 
each component of the City's progxam and pTOvides flowcharts, checklists and standard forms to 
assist City staff in their day to day work. 

This Manual is loosely bound in a binder format to allow the City to easily make changes, revisions 
or updates to its procedures, The Cicy's program consists of the elements outlined in Table_ below. 
The first six program elements are specified in NPDES regulations. Because commercial and visitor 
serving facilities are so common in Cannel-by-the-Sea. the City has chosen to include a program 
element to address this industry. 

Table 
Elements of tbe City of Cannel-by-tbe-Sea's Urban Runoff 'Program 

Program Element 

Public Involvement/Participation 

Public Education and Outteacb Program 

Illicit Connection and Discharge Detection and 
Elimination Program 

Municipal Operations Control Program 

Construction Site Discharge Control Program 

New Development/Redevelopment Co11trol Program 

Commercial Facilities Control Program 

Urban Runoff Pollutant Source 

N/A 

Improper dumping of pollutants by residence and 
businesses; conduct of everyday activities that result in 
pollution 

Illegal dumping of pollutants and inappropriate physical 
connections to 1hc: stonn drains 

Publicly owned facilities (streets, sidewallcs, public 
parl.cint lC?lS, corporation yards, landscaped areas, etc.) 

Construction sites (scdlmcnt and other pollutantS) 

Proposed new and l"edevelopment project sites (where 
urban IUuoff problems ca.n be avoided through planning) 

Commercial facilities 
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Each program element is discussed within this Manual. 

1.3 Stnff Tasks and Responsibilities 

December 6, 2000 

Page 2 

The primary responsibility for the NPDES program rests with the Depamnent of Public Works. Th~ 
Construction Site Discharge Control Program and the New Development/Redevelopment Control 
Program will require active cooperation with the Planning and Building Department. Figure _ 
below provides an organization chart for each program element. 

1.4 Budgets and Fund Numbers 

Storm Water Utility 
Or&anization Chart 

The City's proposed budgets for the program are outlined in Table .....,.. on the following page. 
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Fund 
Number 

Table 
City of Carmel-by-the-Sea's Urban Runoff Program 

FUDds. a-nd-Budget Descriptions 

Description 
l,ublic Involvement.& Participation 

Town Meetings 
Public Education & Outreacb 

Stonn Drain Stenciling 
Utility Inserts 
Newsletter 
School Outreach 
Radio Ads 

nJicit Connection & Discharge Detection &. Elimination 
Relocate. Drainage to Public Right~of-Way 
Rehabilitate Old or Damaged Lines 
Inspection of Outfall Pipes, Manholes & Catchbasins 
Water Quality Monitoring 
Vehicle lnspection 
Site Inspections 

Municipal Operations Control 
Street Sweeping 
Trash Pickup 
Cover and Isolate Maintenance Vehicle Wash Areas 
Cover and Isolate Maintenance Vehicle Fueling Areas 
Cover and Isolate Maintenance Material Storage 
Cleaning of Storm Drain Lines, Catchbasins & Manholes 
Pet Feces Control 

Construction Site Control 
Grading Ordinance 
Enforcement of Best Management Practices 

New Developmenti.Redevelopment Controls 
Efforts to Minimize hnpervious Area 

Commercial Facilities Control 
Swimming Pool Discharges 
Landscape-Fertilizer & Pesticide Control 
Restaurant Education and Control Program 

December 6, 2000 
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Budget 
Allocation 

$10,200 

$200 
$2,000 
$1,000 
$2,000 
$2,000 

$42,000 
$91,000 

$4,000 
$20,000 

$5,000 
$21,000 

$100,000 
$80,000 

$5,000 
$1,000 
$1,000 

$18,000 
$60,000 

$10,000 
$7,000 

$10,000 

$1,100 
$1,000 

• 

*This item was not budgeted in the Preliminary Study; hO'Wf!ller, the Oty has upr£5sed iml!resr in a p1·ogrctm that 

rargcrs restav~anrs 
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Copies oftbe City's Storm Water Standards,.the Regional Board permit and the Federal Regulations 
that define stonn water systems and activities are appended to this section of the Manual. 

<The following will be appended to the final Manual 

• Industrial Activity Definition 40 CFR, Section 122.26(b)(14) 

• Storm Drain System Definition 40 CFR. Sectio1'1 122.2 

• National Pollutant Discharge Sysrem Permit issued by the Central Coast Regional Water 
Quality Control Board 

• City Storm Water Standard$> 
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Page 5 

The NPDES regulations require that the City include a public involvement and participation in the 
development and implementation of its program to ensure that the public accepts and owns the 
program. The City of Cannel-by-the-Sea's program objectives are: 

• To raise public awareness about urban runoff pollution. 

• To involve the public in the development and implementation process to genen.te public 
support for municipal water quality protection efforts. 

2..1 Sample Presentation for Community Groups 

A first step "stock presentation" is included in this Manual. ·n1e presentation begins with a 
description of.the problem, including a list of the water quality contaminants of concern, as well as 
drainage system deficiencies. The presentation includes possible solutions to the problems and a 
financing. strategy. A list of other local jurisdictions to be affected by the programs is included so 
that the audience understands the mandates are statewide as well as nationwide. The presentation 
concludes with a detailed breakdown of the NPDES Phase II required elements and Cannel-by-the
Sea's specific plans for addressing each of those element~. 

2.2 Involvement of Stakeholder Groups 

Table_ provides a list of stakeholder groups and contacts for the City's program. This table is 
included on a separate page to allow the City to easily update its stakeholder list 

2.3 Program Evaluation nnd Documentation 

The NDPES regulations require that the City establish measurable goals and monitor its compliance 
with these goals. Based on work done by the cities of Monterey and Santa Cruz, the City of Carmel
by-the-Sea is including the following_ measurable goals for control programs: 

• Conducting presentations to the City Co\Jncil in the program's first year; 

• Holding public meetings to involve r.estaurant and visitor service industries in the Best 
Management Practices development process within the program's first18 months; 

• Attending neighborhood meetings throughout the municipality to involve the residential 
community in the development of the illicit discharge detection and elimination program 
within the program's first two years; and 

• Establishing a Citizen's Advisory Committee to help set up rate structures and utility goals. 
lnvol.ves business/tourist associations and homeowner's associations. 

Table _ following, will allow staff to track the dates and events attended. This log will serve as 
evidence of the City's compliance with its stated goals. 

lll:a21d••"l''...,.n""1k)llrcpo~ldmftladmin nllftual.doc 
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Table 
Stakeholder Contacts 

urgaillZ3tion 

<Harris can put this together with input from the City> 
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Table 
Log of Public Participatioo Events 

Date Event Attended Staff .Participating.. 

December 6, 2000 
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Tounill 
ParticipatiD& 
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Chapter 3 
Public Education and Outreach Program 

hge8 

The NPDES regulations require that the City include a public education/outreach program to 
distribute educational materials to the community about the impacts of non-storm water discharges 
on water bodies and steps the individuals and households can take to control urban runoff pollution. 

"Public education" refers to curriculwn-based programs (e.g~, school programs), while "public 
outreach" pertains to methods that disseminate information {e.g., volunteer programs, ad\lertising, 
and displays at public facilities), The City of Cannel-by-the-Sea's program objectives are: 

• To understand public perceptions and attitudes towards the problem of urban nmoff. 

• To get the message out and raise public awareness about urban runoff pollution and its 
impact on the community's water resources. 

• To educate the community about specific pollutant sources and on what they can do to reduce 
urban runoff pollution (alternative pollution prevention solutions). 

• To foster participation throug_h community-based projects or volunteer activities focused on 
pollution prevention. 

3.1 Outreach Strategies and Tools 

f"or purposes of developing public education and outreach that add1·esses specific sources, the 
community can be considered as composed of the following audiences: 

• the residential community 

• the conunercial/business sector 

• the development community/ the construction sector 

• the government (city council and municipal operators) 

1ne table on the following pages lists strategies and tools that can be used for diff-erent groups: 

The Appendix includes a variety of material developed for the Monterey Bay region with contacts 
where available. 

3.2 Program Evaluation and Documentation 

The NDPES regulations require that the City establish measurable goals and monitor its compliance 
with these goals. Based on work done by the cities of Monterey and Santa Cruz. the City of Cannel
by-the-Sea is including the following .measurable goals for control programs: 

• Label storm drain inlets within first two years of the program. 

• Distribute outreach materials on getting. the message out to 100 percent of homes in the 
first/second year of the program. 

• Distnbute outreach materials on targeted residential sources to 100 percent of homes in the 
third year of program. 

• Distribute outreach material with 100 percent ofbuilding permits in the first two years oftl1e 
program. 

llla21c!aa\c.lnncllunlil)llrcpomldmftlldmin mlliUil.doc 
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The NPDES regulations req_uire that the City include an illicit cotmection and discharge detection 
and elimination program (hereinafter illicit connection/discharge program). The City of Carmel-by
the-Sea's program objectives are: 

• To correct existing deficiencies in the storm water system infrastructure to eliminate potential 
paths for illicit discharges. 

• To control illicit discharges by conducting methodical field surveys/investigations of the 
storm drain system to identify and eliminate existing improper physical connections. 

• To prevent improper disposal of.wastes tlu·ough a program that combines public education 
with provision of alternative disposal options and incentives. 

• To contain and clean up accidental spills using_ proper methods of cleanup and disposal. 

4.1 Permissible Discharges 

The ordinance lists the to )lowing permissible discharges: 
<we need to work with the City to identify those discharges that will be permissible> 

The City does not document or work to correct permissible discharges. 

4.2 Illicit Connection/ Discbaree Prouam 

The City of Cannel-by-the-Sea is including the following elements in its program: 

• Compile a list of potential pollution generating sites 

• Relocation of portions of the City drainage system from private property to the public right-
of-way 

• Rehabilitation of damaged storm drain lines 

• Inspection of outfall pipes, manholes and catcbbasins 

• Water Quality Monitoring 

• Vehicle Inspection Program 

• Site inspections of the potential pollution generating sites. Enforcement and education as 
necessary 

a. Relocation and Rehabil;tat;on Program 
The City cUITently maintains approximately _ linear feet of storm drainage 
infrastructure. The infrastructure outfalls to Carmel Bay in 12 locations as shown in 
Figure 1. 

The Citybas prepared and adopted a Drainage Study (1995 Drainage Study for Cannel
by-the-Sea) which identifies areas where the storm drainage infrastructure has failed or is 
located on private property. The complete list is included in the Appendix. 
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The City's inspection program includes conducting Closed Circuit TV (CCTV) 
inspections of pipelines and regular above ground inspections of manholes, catch basins 
and exposed pipelines. The inSpection program will help preserve the structural integrity 
ofthe system and provide a method of identifying the locations of illicit discharges. The 
inspection program helps satisfY the "Good Housekeeping'' requirements outlined in 
Chapter 5 and it is the City's intent to conduct the two programs in a consistent and 
efficient fashion. 

Inspection forms that can be used for CCTV review as well as field reviews are included 
in the Appendix. 

c. W'!ter Quality Monitoring 
The City monitors storm water quality at the locations indicated on Figure 1. The City 
wi1l monitor for the constituents identified in its NPDES pennit. <Note, we will need to 
expand this section to includes.forms and monitoring procedures when we have a better 
understanding of the NDPES permit requirements> 

d. Vehicle and Site InSpection Program 
Jn addition to the inspection programs associated with the public infrastntcture, the City 
works to identitY oil leaks from parked vehicles and identify potential problems on 
private sites. These inspection programs are conducted concurrently with the 
infraslructure inspection programs identified in this Chapter and Chapl'er 5 and with the 
construction and development inspections identified in Chapters 6 and 7. 

City inspectors will i~sue Fix-it-:-Tickets to vehicles leaking oil. A fonn of the Fix-it
Ticket is included in the Appendix. Problems identified on ptivate property can be 
documented on the Site Inspection Forms provided for the construction/development 
review program elements. 

4.3 Program Evaluation and Documentation 

The NDPES regulations require that the City establish measurable goals and monitor its compliance 
with these goals, Based on work done b-y the Cities of Monterey and Santa CnJZ, the City of Cam1el- ' 
by-the-Sea is including the following measurable goals for control programs 

• Perform field/television inspections in 20% of the City each year in order assure that the 
whole City is reviewed every 5-years which allows the field data to be continuously included 
in the City's 5-year CIP process. 

• Complete the known CIP projects within 5 years, effectively eliminating illicit discharges 
through failing storm water infrasiiUcture. 

• Submit Water Quality results to the Regional Water Quality Control Board in accordance 
with the permit conditions. 

• Keep an active .file of the vehicle inspection and site inspection program components. 

------------------------------------------------
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NPDES regulations require the City to develop and implement a cost~effective operation and 
n1aintenance program with the ultimate goal of preventing and reducing pollutant runoff from 
municipal operations. Municipal operations of concern include street maintenance, parks and open
space maintenance, fleet maintenance, planning, building oversight, and stonn water system 
maintenance. 

The City of Cannel-by-the-Sea's program objective is to: 

• Identify, develop, and implement Best Management Practices/good housekeeping procedtues 
to address urban runoff pollution associated with municipal operations. 

5.1 Municipal Operations Control Program 

The City of Carmel-by-the-Sea has identified the following components to its Municipal Operations 
and Control Program: 

• Street Sweeping 

• Trash Pick-up 

• Covering. and Isolation of Maintenance Vehicle Wash Areas at City Facilities 

• Covering and Isolation of Maintenance Vehicle Fueling Areas at City Facilities 

• Cleaning of Storm Drain Infrastructure 

• Pet Feces Control 

a. Street Sweeping 
The City's program includes sweeping_ every street in the City at least twice per month. 
The current street sweeping schedule by location and date is included in the Appendix. 

b. IIasb Pjck-up 
The City works to assure that adequate trash disposal facilities are included in public 
areas. City litter crews also perform localized trash pick-up on every street at least twice 
per month (alternating weeks with the street sweeph1g schedule). The trash pick-up 
schedule is included in the Appendix. 

c. Facility CgycrinJ and Isolation 
The City has covered and isolated washing and fueling stations at its police station, fire 
station and public works facility. This is consistent with the City's Municipal Stoml 
Water Pollution Prevention Plan (SWPPP) which is included in the Appendix. 

d. Cleanin~ of Stonn Drain Infrastructure 
The City inspects its storm drain structure annually with activity occurring between early 
May and late August (i.e. after the rainy season). Inspection is also described in Chapter 
4 and forms are provided in the Appendix. Catch basins will be scheduled for cleaning 
when the sumps are 60% full. 
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The inspection fonns include areas to note the need for cleaning. In late August, the 
maintenance crews will compile the fonns, note all areas in need of cleaning and develop 
a schedule. for accomplisl1ing_ the cleaning prior to October 1. 

Cleaning. is. accomplished in cooperation with the City of Monterey. The conlact for 
Monterey is __ _ 

e. Pet Feces Conttol 
<we need :some information on the City about how they want to go about this program
is it fUndamentally a public education program or is Ci~y staff going to be acrive/y doing 
something?> 

5.2_ l-rog.ram Evaluation and Documentation 

The NPDES regulations require that the City set measurable goals for its programs. The City of 
Cannel"-by~the-Sea has. established the following goals for its Municipal Operations Control 
Program: 

• Sweep 100-percent of the-City's streets on a bi-weekly basis. 

• Visually inspect 100-percent ofthe City's catch basins and stonn drain inlets between May 1 
and August 30 of eacb year. 

• Based on the visual inspects schedule and complete all necessary cleaning by October J of 
each year. 

• Keep an active- file-o-ftbe inspection forms- to document ongoing compliance. 
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All construction sites (regardless oflocation) that are five or more acres in size are covered by Pbase 
1 NPDES Constxuction Site General Petmits. Nl>DES Phase II regulations require controls on 
construction sites greater than one but less than five acres and allow the use of a General Pennit to 
accomplish this. n1e City has adopted the following objective for its com1ruction site discharge 
control program: 

• Reduce t11e.potential for discharge of pollutants into urban runoff from construction sites. 

The construction site control program elements and its targeted audience are very simjlar. to tbe 
development and redevelopment control program discussed in Chapter 7 of this Manual. Many of 
the program elements will overlap and the City's goal is to provide consistent information and a 
streamlined process. 

6.1 Grading Ordinance Provisions 
<A model construction site grading ordinance is included in the Appendix-Harris & Associates can 
assist the City in developing its own Ordinance> 

6.2 Outreach to the Development and Construction Community 

Chapter 3 of this manual includes a discussion ofthe City's outreach program. Sample materials and 
techniques are discussed in Chapter 3. 

6.3 Development Review Procedures 

The City's development review process is outlined in Chapter 7. Fundamentally, staff will work to 
apply a uniform and consistent review and inspection process as part of its Construction Site Control 
Program and Development/Redevelopment program. The City has the primary respo11sibility to 
assure compliance with NPDES program goals when the construction site is less than one acre in 
size. For larger sites, the enforcement authority rests with the Regional Water Quality Control 
Board. 

a. Construction Site One Acre or More in Size 

Construction sites one acre or more in size covered by ihe General NPDES Permit adopted 
by the Regional Board. The City's responsibility is primarily to inform developers within 
its jurisdiction of this additional permit requirement which includes filing a Notice of Intent 
to comply with General Pennit and developing a Construction Site Storm Water Pollution 
Prevention Plan. Because these Genetal Permit requirements have been enforced for site 
larger than five acres for about 1 0 years, most construction contractors will be familiar with 
program elements and requirements. 

Both Public Works and the Conununity Development Departments 'keep blank copies of 
tbe NOt fonn at their infonnation counters. 

l\1&2\damlcarmcllwilitylrepo1111dra11\admin llllfiUSI.o!Oe 
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The development review flow charts and checklists and inspection checklists included in 
Chapter 7 can be used to assist in review and inspection on construction sites. H:owever, 
enforcement authority rests with the Regional Water Quality Control Board and does not 
foJlow the process outlined Chapter 9. 

Should City staff encounter problems on construction sites one acre or larger, staff should 
immediately contact the Regional Board at <insert phone number here> 

b. Construction Site Less than One Acn~ 

For thes.e smaller construction sites, the City will utilize th~ program clements described 
in Chapter 7. 

6.4 Prog_ram Evaluation and Documentation 

The following goals are included in the construction site control program: 

• All construction projects are covered by either a current, up-to-date SWPPP or controls to 
reduce stonn water pollution 

• Achieve zero. complaints from the public regarding hydrological and water quality impacts 
from construction sites. 

• Achieve full compliance with inspection checklists (i.e., inspection checklists show that all 
construction sites are implementing BMPs and meeting permit requirements). 

Table _ on the following page provides a log for the City to track compliance with its construction 
site control program. The logs should be filled out by site inspectors and filed with Public Works 
upon the completion of the project. 
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The NPDES regulations require that the City develop, implement, and enforce a program to address 
ongoing storm water runoff control from new development and redevelopment projects. Because of 
the nature of the City of Cannel, most development activity is infill and redevelopment activity and 
the City has been working activcly to. assure. that runoff from new development and redevelopment 
activity is contained on site. Based on its own experience and the work by the Cities of Monterey 
and Santa Cruz, the-City has established the following objectives for its program: 

• To reduce the potential for discharge of pollutants into urban runoff from new development , 
a)ld redevelopment areas using a strategy that combines reducing/elimjnating sources of ' 
pollutants, and managing site nmoff volumes largely on site. 

7.1 Policies Related to Runoff and Pollutant Control 

The City has a long-standing policy that encourages onsite control measures. Appendix _ includes 
a. plan-review checklist that will assist staff in determining if onsite nmoff control techniques are I 
included in project design. 

i 
7.2 Outreach to the Development Community 

Cbapter 3 of this. manual includes a discussion of the City's outreach program. Sample materials and 
techniques are discussed in Chapter 3. 

7.3 Development Review Procedures 

Figure __ is a flow chart of the City's review process. 

7.4 Inspection Program 

Appendix _ contains a site inspection fonn that can be used by building inspectors to assure that : 
approved stonn water controls are included in the constructed project. l 

! 

7.5 Long:-Tcrm Maintenance and Monitoring Program 

If structural controls are approved as part of the pollutant and nmoff control system, the City wi II 
require that the developer demonstrate that adequate maintenance will be conducted. The 
following maintenance strategies are acceptable to the City. 

• Covenants,. conditions, and restrictions adopted for the development and conveyed to a 
Home Owners Association. 

• Lease agreements that include the maintenance requirements for postconstruction 
controls at the site. 

• City maintenance of postconstrucrion controls with an established maintenance 
assessment district fonned with developer consent. 
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Projects Requiring only 
Ministerial Approval 

Staff Attaches Standard 
Conditions of Approval 

and Issues Permit 

Staff Inspects Site for 
Implementation .of Controls 

During Construction 

If Necessary, Staff Inspects Site 
after Occupancy for Long-Term 

Maintenance of Controls 
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The NPDES regulations require that the City set measurable goals tor its programs. The City of 
Cannel-by-the-Sea has established the following goals for its new development/redevelopment 
program: 

• Include some postconstruction controls to address urban nmoff concems for all new 
d~evelopmentlredevelopment projects approved in the next fiscal year. 

e. Ch~k ail completed. projects for implementation of structural controls. 

• Inspect all structural controls annually to ensure that maintenance is performed. 

• Keep an active file of the Site Inspection Fonns to document ongoing compliance. 
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The NPDES regulations do not require small municipalities to regulate commercial or industrial 
facilities. However, given the visitor serving .nature of Cannel-by-the Sea, attention to commercial 

facilities is appropriate. 

The objective of this program is to: 
• Develop a program based on outreach and education to reduce the potential for discharge of 

pollutants into .urban runoff from unregulated commercial facilities. 

8.1 Elements of the Commercial Facilities Runoff Control Program 
<we need to work with the City to identify the scope and intent of this program> 

3.2 P~:ogram &valuation and Documentation 

The NPDES regulations requir.e. that the Cicy. set measurable goals for its programs. ihe City of 
Cannel-by-the-Sea has established the following goals for its commet·cial facilities outreach 

program: 
• Some level of outreach/education (mailing, telephone contact, workshop, etc.) LO all 

restaurants witbin first year of this program. 

• Site.vjsits to all restaurants within the second year ofthis program. 

Table _, following., will allow staff to track the outreach and site visit efforts. This log will serve as 
evidence. of the City's. compliance with its stated goals. 
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Table 
Commercial Facilities Runoff Control Program 
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The City's storm water ordinance provides the authority for remediation and abatemenl on prlvpte 
property, when this is necessary to protect water quality. 

Figure. __ Oil the following page is a flow-chart of the abatement process. 

Notices and forms arc found in the Appendix. 

1\lalld:lo\c;&rmel\utility\repomldr.al\l>dnlin tllallual.doc 
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