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Subject: City of Carmel-by-the-Sea LCP Amendment Number 3-09 Part 1 (Del Mar Master 
Plan). Proposed amendment to the City of Carmel certified Local Coastal Program to be 
presented for public hearing and California Coastal Commission action at the Commission’s 
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Summary 
The City of Carmel-by-the-Sea proposes to amend the certified Local Coastal Program’s (LCP’s) Land 
Use Plan (LUP) to include a Master Plan for the North Dunes and Del Mar Dunes areas located 
generally west of North San Antonio (North Dunes) and west of Scenic Road (Del Mar Dunes) at the 
foot of Ocean Avenue adjacent to Carmel City Beach. The Master Plan provides specific guidance with 
respect to restoration of approximately six acres of dune habitat, public access improvements and 
management, parking and circulation, and water quality enhancement. The Master Plan would guide 
future dune restoration, and includes an associated Habitat Restoration Plan (HRP) that includes specific 
methods and measures to eradicate non-native plant species, stabilize dune soils, replant, monitor, and 
maintain restored dune areas to ensure successful restoration. In addition, the Master Plan provides for 
access management strategies to both further restoration goals and to expand public access from the Del 
Monte Forest (in Monterey County) to the Del Mar parking lot and to Scenic Drive, including improved 
vertical access (and a new stairway) to the beach at 4th Avenue. Finally, the Master Plan provides 
additional detail to guide reconfiguration of the roadway/parking area at the foot of Ocean Avenue in 
order to improve traffic circulation and parking in this extremely popular public use area, and to guide 
water quality and visual enhancement, including through the use of new vegetated areas.  

In short, the Master Plan builds on existing LCP policy direction to provide additional guidance relative 
to the popular Del Mar Dunes/North Dunes area at Carmel City Beach, and should help to appropriately 
guide future public projects and improvements in this area. Any such improvements will be subject to a 
future coastal development permit (CDP) process.  

Staff recommends that the Commission find that the proposed amendment is consistent with and 
adequate to carry out the policies of the Coastal Act, and that the Commission approve the LCP 
amendment as submitted. The motion is found on page 2. 
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Staff Note: LCP Amendment Action Deadline  
This proposed LCP amendment was filed as complete on November 20, 2009. The proposed amendment 
affects the LUP, and the 90-day action deadline is February 18, 2010. Thus, unless the Commission 
extends the action deadline (it may be extended by up to one year), the Commission has until February 
18, 2010 to take a final action on this LCP amendment. 

Staff Report Contents page  
1. Staff Recommendation – Motion and Resolution..................................................................................2 
2. Findings and Declarations .....................................................................................................................3 

A. Proposed LCP Amendment..............................................................................................................3 
B. Coastal Act Consistency Analysis ...................................................................................................3 

1. Applicable Policies ....................................................................................................................3 
2. Analysis .....................................................................................................................................3 

C. California Environmental Quality Act (CEQA) ..............................................................................5 
3. Exhibits  
 Exhibit 1: Site Location Map 
 Exhibit 2: Text of Proposed Master Plan 
 Exhibit 3: City Council Resolutions 

1. Staff Recommendation – Motion and Resolution 
Approval of Land Use Plan Amendment as Submitted 
Staff recommends a YES vote on the motion below. Passage of the motion will result in certification of 
the land use plan amendment as submitted and adoption of the following resolution and findings. The 
motion passes only by an affirmative vote of a majority of the appointed Commissioners. 

Motion. I move that the Commission certify Major Amendment Number 3-09 Part 1 to the City 
of Carmel Local Coastal Program Land Use Plan as submitted by the City of Carmel. 

Resolution to Certify the LUP Amendment. The Commission hereby certifies Major 
Amendment Number 3-09 Part 1 to the City of Carmel Local Coastal Program Land Use Plan as 
submitted by the City of Carmel and adopts the findings set forth below on the grounds that the 
amendment conforms to the policies of Chapter 3 of the Coastal Act. Certification of the Land 
Use Plan amendment 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 plan on the environment, or 2) there are no further feasible 
alternatives or mitigation measures which could substantially lessen any significant adverse 
impact which the Land Use Plan Amendment may have on the environment. 
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2. Findings and Declarations 
The Commission finds and declares as follows: 

A. Proposed LCP Amendment 
The City of Carmel proposes an amendment to its LCP LUP to include the Del Mar Master Plan, and to 
provide specific guidance with respect to restoration of approximately 6 acres of dune habitat, public 
access improvements and management, parking and circulation, and water quality. The Master Plan 
affects the Del Mar and North Dune features located on the north end of Carmel Beach at the foot of 
Ocean Avenue, which is an extremely popular visitor destination in the City of Carmel. Please see 
Exhibit 1 for a site location map, Exhibit 2 for the proposed amendment language, and Exhibit 3 for the 
City Council resolution on the proposed LUP amendment. 

B. Coastal Act Consistency Analysis  
The standard of review for LUP amendments is that they must be consistent with the Chapter 3 policies 
of the Coastal Act.  

1. Applicable Policies 
The relevant Coastal Act policies applicable to the proposed amendment include all the Chapter 3 
policies of the Act, and particularly those related to public access and recreation (Coastal Act Sections 
30210 - 30214, 30220 - 30224), sensitive habitat protection (Section 30240), and protection of coastal 
water quality (Section 30231).  

2. Analysis 
Carmel Beach, with its signature white sands, amazing views, and undulating back dune areas, is a very 
popular visitor destination that draws hundreds of thousands of visitors each year. Most visitors arrive at 
the foot of Ocean Avenue and park their vehicles in the Del Mar parking lot for easy access to the beach 
and surrounding dune bluff areas. Demand for parking in the Del Mar lot often outstrips the supply of 
available spaces during busy summer months and holiday weekends, slowing traffic and circulation to a 
crawl. Once parked however, access to the City’s famed white sand beach is easily gained for those 
capable of navigating the moderately sloped sand ramp and adjacent dune areas.  

The Del Mar Dunes and North Dunes areas at Carmel Beach are the last intact dune features within the 
City limits and provide shelter from the wind and privacy not easily afforded along the main beach, thus 
these back dune areas receive thousands of visitors every year. As a consequence however, unmanaged 
access and other human activities in and among these dune areas have greatly altered the natural state of 
the dunes, which prior to human disturbance supported a thriving plant community of central dune 
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scrub. The original composition and distribution of native plants has been reduced, with only a fraction 
of the native dune plant species present in small isolated patches.  

The certified LCP adopted in October 2004 acknowledged the conditions at Carmel Beach including the 
problems with traffic, circulation, unmanaged public access, and the degraded state of the dunes in and 
around the Del Mar parking area at the foot of Ocean Avenue. To address these issues, the LUP 
included specific policies aimed at restoring and enhancing the habitat values of the dunes, improving 
circulation, managing public access, and addressing water quality, including via preparation and 
implementation of a master plan. Many of those same LUP policies are also contained in the proposed 
Master Plan.  

The Del Mar parking area consists of 120 parking spaces including four ADA parking spaces for public 
beach access at the foot of Ocean Avenue. An important planning consideration at this location with 
respect to future development is to ensure that the public is able to park and access the beach and up and 
downcoast accessways in a safe and efficient manner. In that respect, the proposed Master Plan includes 
policies to maintain the existing number of parking spaces while enhancing traffic flow in and around 
the parking lot. The Master Plan includes guidance designed to relocate the ADA parking spaces to the 
south in order to install a new turn-around at the foot of Ocean Avenue designed to allow vehicles, 
including emergency services vehicles, to avoid the Del Mar Avenue ‘dog-leg’ and improve circulation 
within the parking lot. A new and conspicuously demarcated crosswalk is envisioned to connect the 
sidewalk on the south side of Ocean Avenue across the Del Mar parking lot to the beach sand ramp. 
This should improve the safety of pedestrians and beach visitors traversing the parking lot to reach the 
beach. Finally, the Master Plan provides guidance designed to provide for parking area resurfacing and 
new or expanded planter areas to calm traffic, improve aesthetics, and act as vegetated swales for storm 
water retention and infiltration.  

The proposed Master Plan will also guide restoration of roughly six acres of dunes to recreate a self-
sustaining native dune environment with managed public access that recognizes the historic and ongoing 
public use attributes of the area. The Master Plan includes a Habitat Restoration Plan that identifies 
primary restoration areas, strategies for elimination of non-native invasive plant species, replanting of 
native dune vegetation, maintenance, monitoring, and contingency measures. The Habitat Restoration 
Plan also recommends access management strategies such as the use of boardwalks and sand trails to 
provide viewing opportunities, native ecology interpretation, and access to the beach while protecting 
dune resources. Implementation of the restoration plan and plan activities is proposed via a phased 
approach in general conformance with the Habitat Restoration Plan and through subsequent CDP 
approvals.  

In tandem with guiding dune restoration, the Master Plan also echoes the LCP in terms of calling for 
improved public access along this section of Carmel’s shoreline including by facilitating construction of 
a pedestrian path along North San Antonio Avenue, from the Del Monte Forest (at the gate into Pebble 
Beach) to Ocean Avenue and the Del Mar parking lot. The plan also identifies an improved vertical 
accessway to the beach at 4th Avenue from North San Antonio Avenue, including via improvements to 
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the existing accessway that runs along the northern edge of the Sea & Sand subdivision and construction 
of a new stairway down to the beach. Other public access improvements envisioned include a short 
boardwalk with view platform at the foot of Ocean Avenue, and future access connection between the 
Del Mar parking lot and the City’s existing blufftop recreational trail on Scenic Drive at 8th Avenue. All 
of these improvements would first require approval of CDPs, through which process more specific siting 
and design decisions would be made. All of the current access connections in this area, as well as future 
improved segments pursuant to the Master Plan or otherwise, are part of the California Coastal Trail.  

Accordingly, as submitted, the proposed amendment is consistent with the Coastal Act’s access and 
recreation policies (Sections 30210 - 30214, 30220 - 30224) that require that maximum public access 
and recreational opportunities be provided in a manner consistent with public safety needs and the need 
to protect natural resources from overuse. The proposed amendment is also consistent with Coastal Act 
Sections 30240 and 30231 regarding protection of environmentally sensitive habitat and the biological 
productivity of coastal waters. Accordingly, the Commission finds the proposed LUP amendment 
consistent with the Chapter 3 policies of the Coastal Act.  

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

The City, acting as the lead CEQA agency in this case, adopted a mitigated negative declaration for the 
proposed amendment under CEQA. This staff report has discussed the relevant coastal resource issues 
with the proposal. All public comments received to date have been addressed in the findings above. All 
above findings are incorporated herein in their entirety by reference. 

As such, there are no additional feasible alternatives or feasible mitigation measures available which 
would substantially lessen any significant adverse environmental effects which approval of the 
amendment would have on the environment within the meaning of CEQA. Thus, the proposed 
amendment will not result in any significant environmental effects for which feasible mitigation 
measures have not been employed consistent with CEQA Section 21080.5(d)(2)(A). 
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