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Prepared November 29, 2012 (for December 13, 2012 Hearing) 

To: Commissioners and Interested Persons 

From: Madeline Cavalieri, Central Coast District Manager 
Mike Watson, Coastal Planner 

Subject: Carmel-by-the-Sea LCP Amendment Number 3-12 (Mixed Use Standards)  

Carmel’s Proposed Amendment 
The City of Carmel is proposing to amend its certified Local Coastal Program (LCP) implementation 
plan to change single family dwellings from a Permitted Use to a Limited Use in the Central 
Commercial District (CC), and from a Permitted Use to a Conditional Use in the Service Commercial 
(SC) and Residential and Limited Commercial (RC) districts. In addition, it establishes more specific 
siting and design criteria for residential development in these districts. See Exhibit A for the City 
Council Ordinance and Exhibit B for the cross-through and underline proposed changes.  

Minor LCP Amendment Determination 
California Code of Regulations (CCR) Section 13554 defines minor LCP amendments. Among other 
things, minor LCP amendments include: 

CCR Section 13554(a). Changes in wording which make the use as designated in the zoning 
ordinances, zoning district maps or other implementing actions more specific and which do not 
change the kind, location, intensity, or density of use and which are found by the Executive 
Director of the Commission or the Commission to be consistent with the land use plan as 
certified by the Commission. 

CCR Section 13555 provides that the Executive Director can make determinations on whether a 
proposed LCP amendment is “minor.” The purpose of this notice is to advise interested parties of the 
Executive Director’s determination (pursuant to CCR Section 13555) that the proposed amendment is 
minor as defined in CCR Section 13554(a).  

The City’s LCP currently allows single family residences in all commercial districts as a permitted use, 
but also requires all development in these districts to maintain the existing community character, 
including through building design, and through an appropriate mix of commercial and residential uses. 
The proposed amendment to change single family dwellings from a permitted use to a limited or 
conditional use (depending on the district) would allow the City to evaluate proposed residential projects 
that are in the commercial districts in more detail, to ensure they are consistent with LCP requirements, 
and it gives them the ability to modify or deny projects that are not consistent. All conditional uses are 
subject to specified development standards which must be satisfied in order to be approved, and are also 
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reviewed by the Planning Commission to ensure LCP consistency. Limited uses are required to meet 
specific criteria but do not require the issuance of a conditional use permit, and could be authorized 
administratively by planning staff if they meet the required criteria. Accordingly, the proposed 
amendment will allow the City to ensure that single family residential projects in the commercial 
districts maintain the character of the commercial core consistent with the LCP, and will allow the City 
to deny or modify projects to ensure such consistency.  
 
In addition, the proposed new siting and design standards ensure the LCP requirement to maintain the 
character of the commercial core is carried out by limiting new single family residential development to 
sites already developed with a single family dwelling, prohibiting residential development on the ground 
floor of buildings in the CC district, and further restricting the floor area ratio of residential development 
in the CC district. In addition, for two-unit residential development, the floor area of the smaller unit 
must be at least 40% of the size of the larger unit. Taken together, these standards will encourage multi-
unit residential and mixed use projects (i.e., increase housing density) while maintaining the visitor-
serving character of the commercial district, and contributing to a pedestrian oriented downtown, 
consistent with the LCP.  
  
In sum, the proposed amendment would ensure that single family residential development would only be 
allowed in the City’s commercial core with the approval of a limited use or conditional use permit, 
which requires an evaluation of the proposal and a determination that the project is consistent with the 
applicable Coastal Act and LCP policies.  
 

Coastal Commission Concurrence 
Pursuant to CCR Section 13555, the Executive Director will report this determination to the Coastal 
Commission at its December 13, 2012 meeting at the Sheraton Fisherman’s Wharf at 2500 Mason Street 
in San Francisco. The Executive Director will also report any objections to the determination that are 
received within ten working days of posting of this notice. The proposed minor amendment will be 
deemed approved and will become effective immediately unless one-third of the appointed members of 
the Commission request that it be processed as a major LCP amendment (CCR Section 13555(b)). 
 
For further information regarding the proposed LCP amendment or the Commission’s procedures, please 
contact Mike Watson in the Coastal Commission’s Central Coast District Office in Santa Cruz at the 
address or phone number listed above. Objections to the proposed minor LCP amendment should be 
submitted by December 10, 2012. 

 

Exhibits: 
Exhibit A: City Council’s Ordinance 
Exhibit B: Text of Amendment 
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