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To: Commissioners and Interested Persons 

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

Subject: Carmel-by-the-Sea LCP Amendment Number 2-12 (Commercial Design Guidelines)  

Carmel’s Proposed Amendment 
The City of Carmel is proposing to amend its certified Local Coastal Program (LCP) Implementation 
Plan appendices to update the City’s commercial design guidelines. The amendment revises the 
language of the commercial design guidelines to clarify that they apply to development in both the 
commercial core and the transitional districts (i.e., Residential Limited Commercial and Multi-Family), 
to provide guidance on parking design, and to provide more specific guidance on development in 
transitional districts to ensure the community character in these areas of the City is maintained. See 
Exhibit A for the City Council Resolution and Exhibit B for the proposed changes shown in strikeout 
and underline. These proposed changes would apply to the zone districts within the City’s central core 
(Central Commercial and Service Commercial) and to transitional districts (Residential Limited 
Commercial and Multi-Family).  

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 downtown is made up of four districts, two of them are considered the commercial core (i.e., 
Central Commercial [CC] and Service Commercial [SC]) and two are transitional districts (i.e., 
Residential Limited Commercial [RC] and Multi-Family [R-4]). The primary focus of the existing 
commercial guidelines is on the commercial core districts (CC and SC), as opposed to the transitional 
districts (RC and R-4). However, Section 17.58.030 of the City’s Implementation Plan (zoning code) 
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requires all commercial projects to be evaluated for consistency with the commercial design guidelines, 
including those within transitional districts (RC and R-4). The proposed amendment would clarify, 
within the guidelines, that they are applicable to the RC and R-4 districts.  

Additionally, the amendment would expand the guidelines to cover residential development that is 
currently allowed in these districts. The transitional zone districts are intended to provide a buffer 
between the commercial core and neighboring residential district. A common method of buffering is 
through implementation of both land use and building design criteria (e.g., increased setbacks and a 
decrease in building intensity). The proposed amending language would increase the front setback 
within the transitional districts (RC and R-4) from two feet or less, to as much as 7.5 feet from the 
public way. This minor modification would soften the appearance of development within the RC and R-
4 zone districts, to allow it to transition better to the more residential area of the City.  

With regard to parking, the purpose of the proposed guideline revisions is to encourage new 
development to be more pedestrian oriented. This would be achieved via minimizing the prominence of 
driveways, garages, ramps, and parking surfaces, which are mainly designed to accommodate vehicles. 
Projects with excess surface parking, large driveways, or oversized garage openings negatively impact 
community character and through the proposed LCP amendment, they would be discouraged.  

In sum, the goal of the proposed amendment is to provide more specific guidance for development in the 
transitional zone districts (RC and R-4) and to clarify that the design guidelines apply to all 
development, including residential development in the transitional zone districts. The amendments 
emphasize the importance of the neighborhood context, landscaping, and the need for pedestrian 
oriented designs. The proposed new guidelines will more effectively assist City planners and project 
developers in designing the type of development that is appropriate for these districts, and that maintains 
the community character of the area.   

Coastal Commission Concurrence 
Pursuant to CCR Section 13555, the Executive Director will report this determination to the Coastal 
Commission at its June 15, 2012 meeting at the Huntington Beach City Council Chambers at 2000 Main 
Street in Huntington Beach. 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 June 8, 2012. 

 

Exhibits: 
Exhibit A: City Council Resolution 2012-19 
Exhibit B: Proposed Changes to the LCP IP, Appendix E (Commercial Design Guidelines) 
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