
 
 
 

  
        CITY OF CARMEL-BY-THE-SEA 
 

  CITY COUNCIL AGENDA 
  

 
 

Mayor Steve G. Dallas, Council Members Carolyn Hardy, 
Jan Reimers, Bobby Richards, and Carrie Theis 

 
Contact: 831.620.2000 www.ci.carmel.ca.us/carmel 

 
All meetings are held in the City Council Chambers 

East Side of Monte Verde Street 
Between Ocean and 7th Avenues 

 
 

 
 

REGULAR MEETING 
Tuesday, October 04, 2016 

TOUR OF INSPECTION 
4:00 p.m. 

OPEN SESSION 
4:30 p.m. 

 
 
CALL TO ORDER AND ROLL CALL  
 
TOUR OF INSPECTION (Beginning at 4:00 p.m.) The Council will meet in the Council Chamber to an on-site tour of inspection 
of all properties listed on the Agenda. Members of the public are welcome to participate in the tour.  
 

A. Carmel Sands property located on the northeast corner of San Carlos Street and Fifth Avenue.  
 

OPEN SESSION (Beginning at 4:30pm) 
 
ROLL CALL  
 
PLEDGE OF ALLEGIANCE  
 
EXTRAORDINARY BUSINESS 
 

A. Centennial Committee update 
 

B. Cal-Am pipeline presentation 
 
PUBLIC APPEARANCES Members of the public are entitled to speak on matters of municipal concern not on the agenda during 
Public Appearances. Each person’s comments shall be limited to 3 minutes, or as otherwise established by the City Council, Board or 
Commission. Matters not appearing on the City Council, Board or Commission’s agenda will not receive action at this meeting but may 
be referred to staff for a future meeting. Persons are not required to give their names, but it is helpful for speakers to state their names 
so that they may be identified in the minutes of the meeting.  
 
ANNOUNCEMENTS  
 

A. Announcements from Closed Session 
 

B. Announcements from City Council Members 
 

C. Announcements from City Administrator 
 

D. Announcements from City Attorney 

http://www.ci.carmel.ca.us/carmel


CONSENT AGENDA Items on the consent agenda are routine in nature and do not require discussion or independent action.
Members of the Council, Board or Commission or the public may ask that any items be considered individually for purposes of Council, 
Board or Commission discussion and/ or for public comment. Unless that is done, one motion may be used to adopt all recommended 
actions.  

1. Draft minutes for the September 12, 2016 special meeting and the September 13, 2016 regular
meeting. (p. 4)

2. Check Register for August 2016. (p. 16)

3. Monthly Reports for August 2016. (p. 27)

4. SR 2016-1186 Ratification of appointments to the Harrison Memorial Library Board of Trustees,
Community Activities and Cultural Commission, Forest and Beach Commission, Historic Resources
Board, and Planning Commission. (p. 52)

5. SR 2016-1187 Consideration of a Resolution of the City Council of the City of Carmel-by-the-Sea
accepting a $5,000 donation from a citizen for the Carmel Fire Ambulance Department. (p. 53)

6. SR 2016-1188 Adoption of a resolution authorizing the City Administrator to execute an agreement for
the purchase of a new police investigations vehicle as identified in the FY 2016/17 Vehicle and
Equipment Replacement Fund. (p. 55)

7. SR 2016-1189 Adoption of resolutions authorizing the City Administrator to execute various services
agreements for planning and building services, public information services, and project management
and implementation services in a total amount not to exceed $45,000 for all contractual services. (p. 58)

8. SR 2016-1190 Adoption of a resolution authorizing the installation of stop signs, creating a four- way
stop sign controlled intersection at San Carlos & 1st. (p. 71)

9. SR 2016-1191 Adoption of a resolution authorizing and approving the City of Carmel-by-the-Sea
current pay rates and ranges (salary schedule). (p. 78)

PUBLIC HEARINGS 

10. SR 2016-1192 Consideration of an appeal of the Planning Commission’s decision to deny the
reissuance of Design Review, Use Permit, and Coastal Development Permit applications for the
redevelopment of the Carmel Sands hotel located in the Service Commercial (SC) and Multi-Family
Residential (R-4) Zoning Districts (New planning application case numbers: DR 14-36 and UP 14-20).
(p. 88)

FUTURE AGENDA ITEMS 

ADJOURNMENT  

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, Harrison Memorial 
Library, NE corner of Ocean Avenue and Lincoln Street, and the Carmel-by-the-Sea Post Office, 5th Avenue between 
Dolores Street and San Carlos Street, and the City’s webpage http://www.ci.carmel.ca.us/carmel/ on Thursday, August 04, 
2016  in accordance with the applicable legal requirements.  

__________________________________ 
Ashlee Wright, City Clerk 

http://www.ci.carmel.ca.us/carmel/


SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE AGENDA 
Any supplemental writings or documents distributed to a majority of the City Council, Board or Commission regarding any item on this 
agenda, after the posting of the agenda and received by 12:00PM the day of the Council meeting, will be available for public review in 
the City Clerk’s Office located at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, during normal business hours. 
In addition, such writings or documents will be available for public review at the respective meeting. Documents or and writings received 
at the meeting or after 12:00PM the day of the meeting will be made available for public review the following business day.  
 
SPECIAL NOTICES TO PUBLIC 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact the 
City Clerk’s Office at 831-620-2007 at least 48 hours prior to the meeting to ensure that reasonable arrangements can be made to provide 
accessibility to the meeting (28CFR 35.102-35.104 ADA Title II). 

CHALLENGING DECISIONS OF CITY ENTITIES The time limit within which to commence any lawsuit or legal challenge to any quasi-
adjudicative decision made by the City of Carmel-by-the-Sea is governed by Section 1094.6 of the Code of Civil Procedure, unless a 
shorter limitation period is specified by any other provision, including without limitation Government Code section 65009 applicable to 
many land use and zoning decisions, Government Code section 66499.37 applicable to the Subdivision Map Act, and Public Resources 
Code section 21167 applicable to the California Environmental Quality Act (CEQA). Under Section 1094.6, any lawsuit or legal challenge 
to any quasi-adjudicative decision made by the City must be filed no later than the 90th day following the date on which such decision 
becomes final. Any lawsuit or legal challenge, which is not filed within that 90-day period, will be barred. Government Code section 65009 
and 66499.37, and Public Resources Code section 21167, impose shorter limitations periods and requirements, including timely service 
in addition to filing. If a person wishes to challenge the above actions in court, they may be limited to raising only those issues they or 
someone else raised at the meeting described in this notice, or in written correspondence delivered to the City of Carmel-by-the-Sea, at 
or prior to the meeting. In addition, judicial challenge may be limited or barred where the interested party has not sought and exhausted 
all available administrative remedies. 

 

 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Minutes 
 
 

          
 
 

 

 

 
Approve the minutes for the Special Council Meeting held September 12, 2016 and the draft minutes for the 
Regular Council Meeting held September 13, 2016.  
 

ATTACHMENTS   
 

1. Draft minutes for the Special Council Meeting September 12, 2016 
2. Draft minutes for the Regular Council Meeting September 13, 2016 

 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Sharon Friedrichsen, Director of Budgets and Contracts, and Ashlee Wright, City    
                                   Clerk 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT:                 Consider and approve draft minutes for the Special Council Meeting held September  
                                   12, 2016 and the draft minutes for the Regular Council Meeting held September 13,   
                                    2016.  
 

RECOMMENDATION 
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MINUTES 
CITY COUNCIL WORK STUDY SESSION 

CARMEL-BY-THE-SEA 
 

Monday, September 12, 2016 
 
 
CLOSED SESSION  
Mayor Dallas called the meeting to order at 4:30 p.m. 
 
ROLL CALL 
Present:  Councilmembers Hardy, Reimers, Richards, Theis, and Mayor Dallas 
 
Absent:  None 
 
Staff:   Chip Rerig, City Administrator 
  Don Freeman, City Attorney 
  Mike Calhoun, Public Safety Director 
  Sharon Friedrichsen, Director of Budgets and Contracts 
 
Public Appearances – None 
 
Mayor Dallas announced the Closed Session items.  
 
Item A:  CONFERENCE WITH LEGAL COUNSEL – ANTICIPATED LITIGATION 

Significant exposure to litigation pursuant to subdivision (b) of Government Code Section 
54956.9:  3 cases 

 
Item B:  PUBLIC EMPLOYEE PERFORMANCE EVALUATION 

Title: City Attorney 
 
Item C:  LABOR NEGOTIATIONS 

 Pursuant to Government Code Section 54957.6(a) 
 Agency Designated Representatives:  Zutler 
 Employee Organization:  Ambulance 
 

Item D:  CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 
 Pursuant to Government Code Section 54956.9(D)(1) 

Name of Case: Gerit Sand; Cobblestone Bakery, a sole proprietorship, Plaintiff v. City of 
Carmel- by-the-Sea, Defendant - Monterey County Superior Court Case No. M130393 

 

Item E:  CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 
Pursuant to Government Code Section 54956.9(D)(1) 
Name of Case: Simonelli v. City of Carmel-by-the-Sea, United States District Court Case No. C 
13-1250 LB   
 

Item F:  CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 
Pursuant to Government Code Section 54956.9(D)(1) 
Name of Case: Pfeister v. City of Carmel-by-the-Sea, Monterey County Superior Court Case 
No. M93437 
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Public Comments – None 
 
Council adjourned to Closed Session at approximately 4:35 p.m.  

 
OPEN SESSION  
Council resumed in Open Session at approximately 5:35 p.m.  
 
Present:  Councilmembers Hardy, Reimers, Richards, Theis, and Mayor Dallas 
 
Absent:  None 
 
Staff:   Chip Rerig, City Administrator 
  Don Freeman, City Attorney 
  Mike Calhoun, Public Safety Director 
  Janet Bombard, Library and Community Activities Director  
  Sharon Friedrichsen, Director of Budget and Contracts 
  Rob Mullane, Public Works Director 
  Mike Branson, City Forester 
  Rob Culver, Public Works Superintendent 
  Joel Staker, Information Systems/Network Manager 
  Paul Wood, Finance Manager 
  Marc Wiener, Community Planning and Building Director 
  Maxine Gullo, Human Resources Manager 
 
City Administrator Chip Rerig led the pledge of allegiance.  
 
City Attorney Don Freeman announced that the Council: discussed Items A and B with no announcements to 
report out, received an update on Item C with no announcement to report out, received an update regarding 
Item D with no announcement to report out, received an update on Item E, which is scheduled for hearing on 
October 8, 2016, and received an update on Item F, which has not been scheduled for a hearing yet. He 
reported that Council unanimously approved a settlement pertaining to a recent court decision. 
 
Public Comment 
 
The following members of the public spoke: Barbara Livingston.  
 
---End Public Comment--- 
 
PUBLIC APPEARANCES - None 
 
Councilmember Reimers thanked Wies Norberg for donating notebooks to the library. 
 
ORDERS OF BUSINESS  
 
Item 1:  Receive an update on the status of existing City Council identified focus areas, key projects and 

objectives and provide direction to staff on potential modifications and additions. 
 
City Administrator Chip Rerig provided an introduction and Sharon Friedrichsen, Director of Budget and 
Contracts, provided a report on the status of existing City Council focus areas and key projects and objectives.  
 
Discussion and questions from the Council and public followed. Ideas for Council focus areas, discussed by 
Council and members of the public, were as follows:  
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• Installing a caretaker at Flanders Mansion 
• Family conservatorship of Flanders Mansion 
• Selling Flanders Mansion 
• Replacing materials for the WWI Memorial Arch 
• Installing a bust of former Mayor Gunnar Norberg 
• Sunset Center lease agreement and campus planning 
• Considering public health and safety, based on regulatory and projects that must be done 
• Developing a “people plan” and staff development plan 
• Reviewing the traffic circulation element 
• Reviewing tour bus parking 
• Postponing work on the roundabout 
• Postponing work on the 8th Avenue pathway 
• Reviewing short-term rentals and levying hotel tax on rentals 
• Long-term financial planning, examining the cap on hotels, and exploring hotel visitors such as millennials 
• Reviewing CalPers and financial and planning project 
• Rio Park/Lausen Field project not to extend beyond Council direction given in February 2016 
• Postponing work on the parking management plan 
• Phase II of the Forest Theater 
• Continuing work on the dunes, shoreline management and forest management plan  
• Reviewing the Police Department and Public Works buildings 

 
Action: Council requested that this item return to Council at its December meeting and directed staff to provide 
a description of each project and activity; an indication of the status of the project, such as percentage 
completed to date; the amount of staff time spent thus far and other costs incurred to date; the amount of staff 
time needed to complete the project; the amount of funding needed to complete the project and whether it has 
already been budgeted; and staff recommendations on prioritizing and removing items from the work program. 
 
FUTURE AGENDA ITEMS - None 
 
ADJOURNMENT  
There being no further business Mayor Dallas adjourned at approximately 7:00 p.m.  
 
APPROVED:      APPROVED:  
 
 
________________________   _______________________ 
Steve G. Dallas, Mayor     Sharon Friedrichsen, Director of Budget and Contracts 
 
 
ATTEST:  
 
 
 
 
_________________________ 
Ashlee Wright, City Clerk 
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MINUTES 
REGULAR MEETING 

CARMEL-BY-THE-SEA 
 

Tuesday, September 13, 2016 
 

CALL TO ORDER 
Mayor Dallas called the meeting to order at 3:30 p.m.  
 
Present:  Councilmembers Hardy, Richards, Theis, and Mayor Dallas 
 
Absent:  Councilmember Reimers 
 
Mayor Dallas announced that Councilmember Reimers toured each property listed on the Tour of Inspection 
individually.  
 
TOUR OF INSPECTION  
       

A. Rheaume property located on Vista Avenue, 2 NW of Mission Avenue. 
 

B. Slingerlend/Speers property located on the NW corner of Santa Lucia Avenue and San Carlos Street.  
 

C. Lonergan property located on the NE corner of Dolores Street and 12th Avenue.  
 

D. Holtkamp property located on the SW corner of San Carlos Street and 12 Avenue.  
 

E. The Scout House located on the NE corner of Mission Street and 8th Avenue.  
  
OPEN SESSION  
Council resumed in Open Session at 4:30 p.m. 
 
Present:  Councilmembers Hardy, Richards, Theis, and Mayor Dallas 
 
Absent:  Councilmember Reimers 
 
Staff:   Chip Rerig, City Administrator 
  Don Freeman, City Attorney 
  Mike Calhoun, Public Safety Director 
  Janet Bombard, Library and Community Activities Director  
  Sharon Friedrichsen, Director of Budget and Contracts 
  Paul Wood, Finance Manager 
   Joel Staker, Information Systems/Network Manager 

Rob Mullane, Public Works Director 
Marc Wiener, Community Planning and Building Director 

  Maxine Gullo, Human Resources Manager 
 
 
PLEDGE OF ALLEGIANCE  
 
Mayor Dallas and Lizzy Wolfe led pledge of allegiance.  
 
EXTRAORDINARY BUSINESS 
 
Item A:  Mayor Dallas declared Lizzy Wolfe Honorary Mayor for the day.  
 



DRAFT City Council Meeting Minutes 
September 13, 2016 

Item B:  Mayor Dallas declared September Childhood Cancer Awareness Month and honored Jacob’s  
Heart for their support of children with cancer and their families.  

 
Item C:  Sue McCloud, Bill Godwin, who is working on the time capsule, Barbara Livingston, Merv Sutton,  

and Tom Brocato provided an update on Centennial Committee activities.   
 
PUBLIC APPEARANCES  
The following members of the public spoke: Howard Brunn, Lily Yu, Susan Love, Barbara Dickenson, Gillian 
Rogers Bird, Susan Britton, Justin Berg, Bruce Stewart, and Mike Brown.  
 
---End Public Appearances---  
 
ANNOUNCEMENTS  
 
The Mayor requested that the consideration of the acceptance of the bust of Gunnar Norberg be placed on future 
agenda items.  
 
Item A:  Announcements from Closed Session  
 

City Attorney Don Freeman announced that the Council received update on Item A of the 
Closed Session agenda, and that there were no announcements for the public on those three 
matters, with the exception of one case. He stated that the City attended to a small claims court 
matter and that the City, through mediation, settled the matter. He clarified why the court case 
was listed under potential litigation and stated that the Council agreed to pay half of the amount 
of the small claims cost and half of the amount of the court costs.  
 
Mayor Dallas announced that consistent with the mediation settlement agreement between 
Victoria Beach and the City of Carmel-by-the-Sea, he has appointed an ad hoc committee 
consisting of himself and the City Administrator Chip Rerig to review the City’s travel and 
training policy.  
 
City Attorney Don Freeman announced that, the Council discussed and continued Item B to the 
next Council meeting, that the Council received an update on Item C with nothing to report out 
to the public, that Council received an update regarding Item D, which is scheduled to go to trial 
October 24, 2016, that Council received an update on Item E, which is scheduled for hearing on 
October 8, 2016, and that Council received an update on Item F, which has not been scheduled 
for a hearing.   

 
  Item A:  CONFERENCE WITH LEGAL COUNSEL – ANTICIPATED LITIGATION 

Significant exposure to litigation pursuant to subdivision (b) of Government Code 
Section 54956.9:  3 cases 

 
Item B:  PUBLIC EMPLOYEE PERFORMANCE EVALUATION 

Title: City Attorney 
 
  Item C:  LABOR NEGOTIATIONS 

   Pursuant to Government Code Section 54957.6(a) 
   Agency Designated Representatives:  Zutler 
   Employee Organization:  Ambulance 
 

  Item D:  CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 
   Pursuant to Government Code Section 54956.9(D)(1) 
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Name of Case: Gerit Sand; Cobblestone Bakery, a sole proprietorship, Plaintiff v. 
City of Carmel- by-the-Sea, Defendant - Monterey County Superior Court Case 
No. M130393 

 

Item E:  CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 
Pursuant to Government Code Section 54956.9(D)(1) 
Name of Case: Simonelli v. City of Carmel-by-the-Sea, United States District 
Court Case No. C 13-1250 LB   

 
Item F:  CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 

Pursuant to Government Code Section 54956.9(D)(1) 
Name of Case: Pfeister v. City of Carmel-by-the-Sea, Monterey County Superior 
Court Case No. M93437 

 
Item B:  Announcements from City Council Members 
 

Councilmember Hardy announced that she did a ride along with Code Compliance Office Al 
Fasulo and found it informative as to the challenges the City faces with code enforcement 
compliance issues and encouraged the rest of the Council to do the same.  

 
Councilmember Reimers gave an update on the activities of the Fort Ord Reuse Authority, which 
is working on plans for the environment, education, and economics. She announced that there 
would be a tour of Fort Ord on September 24th from 9:00 a.m. to 12:00 p.m., which is open to the 
public and that there would be a ceremony for the Veteran’s Cemetery, Friday, October 14th at 
11:30am, which is also open to the public. She stated that the Planning Commission had 
completed its Centennial project, a brochure entitled “100 Years that Created Carmel”. She stated 
that the Planning Commission was also working on identifying “quirky codes of Carmel-by-the-
Sea” for the Centennial, which is still in progress. She stated that she watched the Forest and 
Beach Commission meeting and that she agrees with the Commission that the Beach Fires pilot 
program should have as much financial information possible when it returns for consideration by 
Council. She announced Wies Norberg’s donation of papers and scrapbooks, which document 
what occurred during Gunnar Norberg’s term as Mayor. She announced that on September 1, 
2016 she attended the California Public Utilities Commission meeting about water at Carpenter 
Hall and encouraged future attendance by Councilmembers.  
 
Councilmember Richards thanked Mike Brown for standing at his trailer, which was parked in the 
Safeway parking lot to accept donations for Mid-Coast Fire. He stated that he had asked Monterey 
County Convention and Visitors Bureau for copies of all articles about Carmel specifically, which 
will be provided to him each month going forward to ensure that the right market is being targeted.   
 
Mayor Pro Tem Theis announced that Monterey Regional Waste Management District is going to 
be having an open house on October 23rd to celebrate 50 years of handling waste and that they 
will be giving a tour of their new facility for Greenwaste to fill their CNG garbage trucks.  
 
Mayor Dallas announced that the 2nd Annual Pumpkin Roll would be held October 1st beginning 
at 1:00 p.m. and stated that in the next 90 days he would be appointing each Councilmember to 
a Board or Commission as a liaison.  

 

 
 
Item C:  Announcements from City Administrator 
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City Administrator Chip Rerig announced that the Council would be doing a tour of Sunset Center 
on Saturday, September 17, at 9:00 a.m. in anticipation of the special meeting with the Sunset 
Center Board on Monday, September 19, at 1:00 p.m. He stated that there were a few minor 
corrections to be made to some consent agenda items.  
 

Item D:  Announcements from City Attorney - None 
 
CONSENT AGENDA  
City Administrator Chip Rerig stated that that there was a typographical error in the resolution of Item 8, that for 
Item 12 it is the Mock Trial Club not the Debate Club, and stated that Item 10 needed further staff work and 
recommended that it be withdrawn from consideration and continued.   
 
Action:  Upon a motion made by Mayor Pro Tem Theis, seconded by Councilmember Reimers, Council  

unanimously approved the Consent Agenda as  follows, with the exception of Items 1, 8, 11, and 
Item 10, which was withdrawn:   

 
 
Item 2:  Check Register for July 2016. Approved, 5:0 
 
Item 3:   Monthly Reports for July 2016. Accepted, 5:0 
 
Item 4:  SR 2016-1169 Adoption of a resolution 1) authorizing the City Administrator to execute an 

agreement with PC Specialists Inc. DBA Technology Integration Group (TIG) for the purchase 
and installation of a Server System in an amount not to exceed $147,417 and 2) authorizing a 
budget adjustment to transfer $27,417 from the Equipment and Vehicle Fund to the Server 
System capital project. Adopted resolution 2016-054, 5:0 

      
Item 5:   SR 2016-1170 Designation of voting delegates for the League of California Cities Annual  

Business Meeting, Friday, October 7, 2016. Adopted resolution 2016-055, 5:0 
 
Item 6:  SR 2016-1171 Adoption of a resolution authorizing a free use day of the Sunset Center theater 

and lobby to 1) the Carmel International Film Festival on Thursday, October 20, 2016, and 2) 
the Carmel Public Library Foundation on Wednesday, May 17, 2017. Adopted resolution 
2016-056, 5:0 

 
Item 7:  SR 2016-1172 Adoption of a resolution approving modifications to the City of Carmel-by-the-

Sea Conflict of Interest Code and authorization of the City Clerk to forward to the Fair Political 
Practices Commission. Adopted resolution 2016-057, 5:0 

 
Item 12:  SR 2016-1177 Adoption of a resolution donating $1,000 to CHS Debate Club and $1,000 to  

Carmel Art Walk. Adopted resolution 2016-066, 5:0 
 
Item 13:   SR 2016-1178 Adoption of a resolution of the City Council of the City of Carmel-by-the-Sea 

approving the recommend responses to the Monterey County Civil Grand Jury 2016 Final 
Report Findings and Recommendations, and authorize the Mayor to sign the cover letter on 
behalf of the City Council. Adopted resolution 2016-059, 5:0 

 
Item 14:  SR 2016-1179 Adoption of a resolution authorizing the City Administrator to execute and 

agreement for the purchase of (15) new body camera systems as identified as a Capital 
Improvement item in the FY2016/17 Budget and as recommended in the Monterey County 
2015-16 Civil Grand Jury Report, and a budget adjustment of $1,675 to fund the purchase with 
money from the Vehicle and Equipment Replacement fund. Adopted resolution 2016-060, 5:0 

 
Item 15:  SR 2016-1180 Consideration of a proposal from Boy Scout Troop 127 for minor modifications to  

the Scout House for purpose of approving accessibility. Approved, 5:0 
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Item 16:  SR 2016-1181 Award a Construction Contract to Monterey Peninsula Engineering for the FY  

2016-17 Streets and Roads Project in a Total Amount Not to Exceed $792,276. Adopted  
resolution 2016-062 and resolution 2016-063, 5:0 

 
The following item was withdrawn:  
 
Item 10:  SR 2016-1175 Adoption of a resolution authorizing the installation of stop signs, creating a four-

way stop at the intersection of San Carlos & 1st.   
 
The following items were pulled from the Consent Agenda by members of Council or the public and considered 
separately:  
 
Item 1:  Draft minutes for the August 1, 2016 special meeting and for the August 2, 2016 regular  

meeting. 
 
Action:  Upon a motion made by Mayor Pro Tem Theis, seconded by Councilmember Hardy, Council 

moved to approve Item 1. 4:0:1 (Councilmember Reimers abstaining – not present at meetings)   
 
Item 8:  SR 2016-1173 Adoption of a resolution 1) approving the Community Promotions Fund grant 

overview and application process, 2) authorizing an amendment to City Policy C16-01 by which 
the two granting cycles per year currently specified in the policy will be reduced to one grant 
cycle per year, 3) approving a Special Event Planning Guide brochure, and 4) rescinding City 
Policy C91-01, “Municipal Grants Policy”.  

 
Janet Bombard, Library and Community Activities Director and City Attorney Don Freeman responded to Council 
questions and provided clarifications.  
 
Public Comment – None 
 
Council  
 
Action:  Upon a motion made by Mayor Pro Tem Theis, seconded by Councilmember Hardy, Council 

unanimously moved to adopt a resolution 1) approving the Community Promotions Fund grant 
overview and application process, 2) authorizing an amendment to City Policy C16-01 by which 
the two granting cycles per year currently specified in the policy will be reduced to one grant cycle 
per year, 3) approving a Special Event Planning Guide brochure, adding california.com to #18 on 
the application, and 4) rescinding City Policy C91-01, “Municipal Grants Policy”, following the 
language change recommendations made by the Community Activities and Cultural Commission, 
and correct the typographical error on number two of the resolution. Adopted resolution 2016-
058, 5:0 

 
Item 11:   SR 2016-1176 Adoption of a resolution authorizing a budget adjustment of $62,056 to fund a 

License Plate Recognition System.  
 
Member of the public who asked that the item be pulled, Andre Balaswan, requested clarifications on the staff 
report.  
 
Public Comments - None 
 
Mike Calhoun, Public Safety Director, City Administrator Chip Rerig, and City Attorney Don Freeman 
responded to questions from the public and Council and provided clarifications.  
 
Action:  Upon a motion made by Councilmember Hardy, seconded by Councilmember Richards, Council  

moved to adopt a resolution authorizing a budget adjustment of $62,056 to fund a License Plate  
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Recognition System. Adopted resolution 2016-067, 5:0 
  
PUBLIC HEARINGS  
Item 17:  SR 2016-1182 Review of the City’s Mills Act Program and consideration of a resolution  

establishing a new limit on the number of Mills Act contracts that can be approved. 
 
Marc Wiener, Community Planning and Building Director provided the staff report, responded to Council 
questions, and provided clarifications.  
 
Public Comment – None 
 
Action: Upon a motion made by Councilmember Reimers, seconded by Councilmember Richards, Council 
moved to adopt a resolution allowing 15 Mills Act contracts over a three-year period. Adopted resolution 
2016-068, 5:0 

 
Item 18:  SR 2016-1183 Consideration of four Mills Act Contracts for four existing historic residences 

located in the Single-Family Residential (R-1) Zoning District.  
 
Matthew Sundt, Contract Planner provided the staff report on the Rheaume property, responded to Council 
questions, and provided clarifications.  
 
Property owner, Ken Rheaume responded to Council questions and comments.  
 
Public Comment 
 
The following members of the public spoke on this item: Andre Balaswan and Carl Iverson 
 
---End Public Comment--- 
 
Marc Wiener, Planning and Building director responded to questions from members of the public.  
 
Action:   Upon a motion made by Councilmember Hardy, seconded by Mayor Dallas, Council 

unanimously moved to adopt the Mills Act contract for Rheaume property with the condition of 
changing out to a wood-shingle roof within the ten years and working out a time frame with the 
staff. Adopted 5:0 

 
Matthew Sundt, Contract Planner provided the staff report on the Slingerlend-Speers property, responded to 
Council questions, and provided clarifications.  
 
The owner spoke on this item (No name given)  
 
Public Comments – None 
 
Action:  Upon a motion made by Councilmember Hardy, seconded by Councilmember Richards, Council 

unanimously moved to adopt the Mills Act contract for Slingerlend-Speers property. Adopted 5:0 
 
Mayor Dallas recused himself from consideration of the Mills Act Contracts for the Lonergan property and the 
Holtkamp property because he owns property within 500’, and he stepped down from the dais.  
 
 
 
 
Matthew Sundt, Contract Planner provided the staff report on the Holtkamp property, responded to Council 
questions, and provided clarifications.  



DRAFT City Council Meeting Minutes 
September 13, 2016 

 
Public Comments - None 
 
Action: Upon a motion made by Councilmember Richards, seconded by Councilmember Richards, 

Council unanimously moved to adopt the Mills Act contract for Holtkamp property and to pull item 
11 off of the plan as recommended by the Historic Resources Board. Adopted 4:0:1 (Mayor 
Dallas abstaining because he owns property within 500’)  

 
Matthew Sundt, Contract Planner provided the staff report on the Lonergan property, responded to Council 
questions, and provided clarifications.  
 
Property owner Scott Lonergan spoke on this item and responded to Council questions.  
 
Public Comments - None 
 
Action:  Upon a motion made by Councilmember Hardy, seconded by Councilmember Reimers, Council 

unanimously moved to adopt the Mills Act contract for Lonergan property. Adopted 4:0:1 (Mayor 
Dallas abstaining because he owns property within 500’)  

 
Mayor Dallas called a recess at approximately 6:40 p.m. Council resumed at approximately 6:50 p.m.  
 
ORDERS OF BUSINESS  
 
Item 19:  SR 2016-1184 Consideration of resolutions adopting master fee schedules for administrative 

services, library, public safety, community planning and building and public works. 
 
Sharon Friedrichsen, Director of Budget and Contracts provided the staff report, responded to Council questions, 
and provided clarifications.  
 
City Administrator Chip Rerig provided further comments.  
 
Council questions followed.  
 
Marc Wiener, Community Planning and Building Director, provided clarifications.  
 
Public Comment 
 
The following members of the public spoke on this item: Monta Potter and Andre Balaswan  
 
---End Public Comment--- 
 
City Administrator Chip Rerig responded to questions from the public.  
 
Council discussion followed.  
 
Marc Wiener, Community Planning and Building Director, provided clarifications.  
 
Action: Upon a motion made by Mayor Pro Tem Theis, seconded by Councilmember Richards, Council 

moved to adopt a resolution and the corresponding master fee schedule for administrative 
services, library and public safety services without a phasing. Adopted resolution 2016-064, 
5:0. 

 
Action:  Upon a motion made by Mayor Pro Tem Theis, seconded by Councilmember Reimers, to adopt 

a resolution and the corresponding master fee schedule for community planning and building 
and public works services to be phased in over two-years, with each respective year to include 
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a subsidy at 50% of the full-cost recovery fee for appeals of a staff decision to the appropriate 
body; a subsidy at 25% of the full-cost recovery fee for appeals of the decision rendered by the 
appropriate body made to Council; a subsidy at 50% of the full-cost recovery fee for the Mills 
Act application fee; and to adopt the sign application fee at $155.00. Adopted resolution 2016-
065, 5:0. 

 
FUTURE AGENDA ITEMS 

- Grants of Council discretionary funds 
 
ADJOURNMENT  
There being no further business the Council adjourned the meeting at approximately 7:20 p.m. 
 

 

 

APPROVED:      APPROVED:  
 
 
________________________   _______________________ 
Steve G. Dallas, Mayor     Sharon Friedrichsen, Director of Budget and Contracts 
 
 
ATTEST:  
 
 
 
 
_________________________ 
Ashlee Wright, City Clerk 
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Approve Summary of Check Register. 
 
  

BACKGROUND / SUMMARY 
 
Attached is the Summary Report of Check Register for August, 2016. 
 
 
 

FISCAL IMPACT   
 
None. 
ISCAL IMPACT     
 

PRIOR CITY COUNCIL ACTION   
 
None. 
 
 
 

ATTACHMENTS   
 

1. Check Register for the Month of August, 2016 

 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Paul Wood, Finance Manager 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT:  Check Register for August, 2016  

RECOMMENDATION 
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CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Monthly Reports 
 
 

          
 
 

 

 

 
 
Accept the Reports.  
 
  

ATTACHMENTS   
 

1. Contracts executed within the City Administrator’s signing authority for the month of August 
2. Community Planning and Building Reports for the month of August 
3. Police, Fire, Ambulance and Beach Reports for the month of August 
4. Public Records Act Requests for the Month of August 
5. Forester Reports for the month of August 
6. City Treasurer’s Investment Report for the month of August 

 

October 4, 2016 
Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Ashlee Wright, City Clerk 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT: Monthly Reports: Contracts with the City Administrator, Community Planning and 

Building Department Reports, Police, Fire, Ambulance, Beach Reports, Public Records 
Act Requests, Forester Report, and City Treasurer’s Investment Report 

RECOMMENDATION 
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CITY OF CARMEL-BY-THE-SEA 
Monthly Report 

 
Community Planning and Building Department  

 
October 2016 

 

 
I. PLANNING APPLICATIONS: 
 
In August of 2016, 44 planning permit applications were received.  A detailed listing of the applications is 
included as a separate attachment.  A total of 349 planning applications have been submitted this year. 
 
II. BUILDING APPLICATIONS: 
 
In August of 2016, 43 Building Permit applications were received and 133 inspections were completed.  A total 
of 286 building permits applications have been submitted this year.  
 
III. CODE COMPLIANCE CASES: 
 
In July of 2016, 41 new code compliance cases were initialized.  The Code Compliance Department has 
processed a total of 287 cases this year.   
 
IV. YEAR-TO-DATE TRENDS 
 
Table 1 includes the 2016 year-to-date totals (Jan – August), for Planning and Building Permit Applications, 
and Code Compliance cases with a comparison to 2015.  As indicated in the table, there has been a 17% 
increase in planning permits.  Building permit applications are down 9% and the number of Code Compliance 
cases has remained the same as last year.        
 
Table 1 (Jan - April) 
 
 Planning Building Code Compliance 

2015 Year-To-Date 301 298 291 

2016 Year-To-Date 349 286 287 

% Difference +16% -4% -1% 

 

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Marc Wiener, Community Planning and Building Director 
 
APPROVED BY:  Chip Rerig, City Administrator 
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Permit # Permit Type Project Description Address/Loc
ation

Date 
Received

Date 
Approved

Owner Name Applicant Assigned To Status

16368 Time extension NWC of San 
Carlos and 
12th 

8/31/2016 HMD 
Properties, LP

Hermina 
"Mitzi" Dallas 

Pending 
Assignment

16367 Design Study Remove 390 square feet of 
impermeable brick-in-
mortar. Build Carmel Stone 
edging 10"x16", build 
grape stake garage 
enclousure and two pillars 
for the entrance.  

Lincoln 4 NW 
of Santa Lucia

9/1/2016 Jon and Helen 
Weatherford 

Mario Callau Catherine 
Tarone

In Review

16366 Banners Banner installation Ocean Ave. 8/24/2016 All Saints 
Church 

Susan Britton Cortina 
Whitmore

In Review

16365 Authorized 
Work

Repair drain lines, repair 
damaged wood from wood 
peckers. Repair dry rot 
around house.

SE Corner of 
Guadalupe and 
5th

8/30/2016 8/30/2016 Hofman Janie White 
with Hare 
Construction

Shoshana 
Wangerin

Approved

16364 Business 
License

Retail Art Gallery 8/30/2016 9/19/2016 Mary Goold 
Trust 

William and 
Kimberly Yant 

Catherine 
Tarone

Approved

16363 Use Permit Place dumpster in the 
driveway from 9/5/16-
9/19/16 

Casanova 3 NE 
of 11th

8/30/2016 9/6/2016 Mason Family Alex Heisinger Cortina 
Whitmore

Closed

16361 Preliminary 
Site 
Assessment

prelim site assessment on 
the proeprty

Vizcaino 6 SE 
of Mountain 
View

8/30/2016 Peter and 
Theresa 
Menard

Charles 
Mandurago

Ashley Hobson In Review

16360 Design 
Review

Re-roof for the Vista Lobos 
building using Metracrylics 
coating in grey color 

SWC Torres 
and 3rd

8/29/2016 City of Carmel Rob Mullane Matthew 
Sundt

In Review

16359 Remove and replace 7 
exisiting fixed wood 
windows with new wood 
fixed picture windows.

Mission 3 SE of 
5th 

8/29/2016 8/29/2016 M Kline Family Catherine 
Tarone

Approved

16358 Preliminary 
Site 
Assessment

Preliminary Site Evaluation 8/26/2016 Carmel House 
One LLC 

Krebs Design 
Group, LLC 

Matthew 
Sundt

In Review

16357 Banners Banner installation on 
balcony of Harrison 
Memorial Library

8/17/2016 8/25/2016 City of Carmel 
(Harrison 
Memorial 
Library)

Amy Donahue- 
Executive 
Director 

Cortina 
Whitmore

In Review

16356 Authorized 
Work

Repaint exterior in existing 
colors; bricks, window 
fram, sign and stucco. 
Apply paint over existing 
surfaces due to faded 
colors. 

Ocean Ave 3 
W of San 
Carlos

8/25/2016 8/25/2016 Carmel Prop 
LLC

Ian Trosky Shoshana 
Wangerin

Approved

16355 Preliminary 
Site 
Assessment

Preliminary Site Evaluation Santa Rita 6 
NE of 6th 

8/24/2016 Donna Garren Glenn Warner Catherine 
Tarone

In Review

16354 Design 
Review

Tenant Improvements- Full 
Line Resturant 

Carmel Plaza- 
Ocean and 
Mission St .

8/24/2016 OWRF Carmel 
LLC 

David Peartree Ashley Hobson Denied

16353 Use Permit Tenant Improvements- Full 
Line Resturant 

Carmel Plaza- 
Ocean and 
Mission St 

8/24/2016 OWRF Carmel 
LLC 

David Peartree Ashley Hobson Denied

August Planning Permits Report

08/01/2016 - 08/31/2016
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16352 Authorized 
Work

Look for dry rot and dead 
skunk.

Santa Rita 3 
NE of 2nd

8/23/2016 8/23/2016 John Craft John Craft Shoshana 
Wangerin

Approved

16351 Preliminary 
Site 
Assessment

prelim site assessment on 
the proeprty

SWC 
Carpenter and 
6th

8/23/2016 Eric and Jen 
Quan

Justin Pauly Matthew 
Sundt

In Review

16350 Authorized 
Work

asbestos abatement San Carlos 6 
NW of Santa 
Lucia

8/22/2016 8/22/2016 Robert 
Freeman

Robert 
Freeman

Shoshana 
Wangerin

Approved

16349 Preliminary 
Site 
Assessment

prelim site assessment on 
the proeprty

Dolores 5 SW 
of 4th

8/22/2016 9/20/2016 Ruth Kramer Terry Latasa 
Architect

Ashley Hobson Closed

16348 Authorized 
Work

In-kind repair of existing 
Cedar fence along the side 
of the property, not to 
exceed 6-feet in height.

Casanova 
Street, 5 SW 
of 13th Street

8/22/2016 8/22/2016 Gary Deis Gary Deis Ashley Hobson Approved

16347 Business 
License

Home Occupation business 
license for Lauren D 
McShane

SWC of 4th 
and Guadalupe

8/19/2016 Larissa 
McShane

Larissa 
McShane

Catherine 
Tarone

Denied

16346 Banners Banner installation Ocean & 
Sunset 

8/19/2016 Carmel 
International 
Film Festival

Valerie Schad- 
Carmel 
International 
Film Festival

Cortina 
Whitmore

In Review

16345 Design Study The removal of the existing 
Victorian-style fence and 
arbor and the construction 
of a new 4-foot high grape-
stake fence with two new 
Carmel stone columns (4-
feet high by 20-inches 
wide) at the entry gate.

Casanova 2 
NW of 13th 
Ave. 

8/18/2016 8/29/2016 Mary and John 
Watson 

Robert Shuler Ashley Hobson Approved

16344 Business 
License

Home Occupation Business 
License App. 

4th and 
Mission Villa 
Carmel #G 
Carmel, CA 
93921

8/17/2016 9/15/2016 Souza and 
Dooling 
Investments, 
LLC 

Stephanie 
Cumberland 

Catherine 
Tarone

Approved

16343 Business 
License

retail store selling pet 
supplies

NE corner of 
Ocean and 
Monte Verde

8/16/2016 9/13/2016 Gunner Family 
Revocable 
Trust 

Carolyn 
Hutchison 

Catherine 
Tarone

Approved

16342 Authorized 
Work

Construction of a 64 
square foot shed built from 
reclaimed redwood from 
demolished homes in 
Carmel-by-the-Sea.  Board 
and Batten redwood 
siding.

NE corner of 
9th Ave. and 
Camino Real 
(west half of 
lots 18 and 20)

8/15/2016 8/15/2016 Steve 
Anderson

Steve 
Anderson

Matthew 
Sundt

Approved

16341 Design Study The installation of a new 
horizontal board, redwood 
fence and gate along 
Lincoln Street and 10th 
Avenue at the existing 
height. 

NWC Lincoln  
& 10th 

8/30/2016 9/23/2016 Alan Silbergh Alan Silbergh Catherine 
Tarone

Approved

16340 Use Permit New full-line restaurant East Dolores 
Street, 
between 
Ocean and 7th 
Avenue

8/12/2016 9/14/2016 Dan and 
Rosemary 
Reimer

Catherine 
Tarone

Approved

16339 Business 
License

Lessor of Residential 
Buildings and Dwellings

San Carlos 4 
SW of 7th 

8/11/2016 9/12/2016 Orest and 
Irene Wesely

Orest Wesely Catherine 
Tarone

Approved

16338 Sign Sign for business Presage NE Corner of 
Monte Verde 
and Ocean

8/9/2016 8/10/2016 Carolyn 
Hutchison

Carolyn 
Hutchison

Shoshana 
Wangerin

Approved
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16337 Business 
License

Full-Line Restaurant Dolores 
between 
Ocean and 7th 

8/9/2016 9/19/2016 Leidig-Draper 
Properties 

Dan and 
Rosemary 
Reimer

Catherine 
Tarone

Approved

16336 Bench 
Dedication

Bench dedication Ocean and 
Camino Real 
(NWC)

8/9/2016 Thomas 
Harvey 

Catherine 
Tarone

Corrections 
Required

16335 Use Permit Live music Lincoln 
between 
Ocean and 7th 

8/8/2016 Myrna Goese Myrna Goese Catherine 
Tarone

In Review

16334 Business 
License

Lincoln 
between 
Ocean & 7th 

8/8/2016 Myrna Goese Myrna Goese Catherine 
Tarone

In Review

16333 Design 
Review

Replace 3 existing metal 
casement windows with 3 
wood awnings windows in 
existing opening

SEC of 4th and 
Dolores 

8/8/2016 8/18/2016 Amanda 
LeVett

Merritt 
Palminteri

Matthew 
Sundt

Approved

16332 Business 
License

business license for 
Artemis Turkish Kitchen

SW Corner of 
Ocean and 
Mission

8/4/2016 9/21/2016 Alan Porter Erkan Demir Ashley Hobson Approved

16331 Business 
License

A property management 
company

Monte Verde, 
4 NE of 7th 
Avenue

7/20/2016 8/5/2016 Dennis Levett/ 
Levett 
Properties

Catherine 
Tarone

Approved

16330 Authorized 
Work

Replace window Lobos 2 NE of 
4th 

8/3/2016 8/3/2016 Neckopulos Michael 
LePage 

Matthew 
Sundt

Approved

16329 Business 
License

Women’s Clothing Store Corner of 
Ocean and 
Monte Verde

8/3/2016 8/24/2016 Max Hoseit Sharleen 
Eshahani

Catherine 
Tarone

Approved

16328 Authorized 
Work

repaint house only San Carlos 
Street, 5 SW 
of 12th

8/3/2016 8/3/2016 Atkinson Matthew 
Sundt

Approved

16322 Authorized 
Work

New paint on house and 
install horizontal siding to 
deck railing

San Carlos 
Street, 5 SW 
of 12th

8/3/2016 8/3/2016 Atkinson Atkinson Matthew 
Sundt

Approved

16319 Business 
License

Business Name: Lynn 
Lupetti Gallery/Magic 
People Productions. 

Lincoln 6 SW 
of 13th

8/1/2016 8/25/2016 Edward 
Lohman

Edward 
Lohman

Catherine 
Tarone

Approved

16318 Design Study Lower-level addition of 22 
square feet adding a 
bathroom under main 
floor.  

Dolores, 3 NW 
of 9th Avenue

8/1/2016 8/12/2016 C.B. 
Branstetter

Brian 
Congleton

Catherine 
Tarone

Approved

Total Records: 44
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Permit # Permit 
Type

Project Description Property 
Location

Owner Name Contact Date Issued Status

160290 Building Residential re-roof. San Antonio 5 SW 
of Ocean

Ewing Yesenia G 
Navarro

9/13/2016 Issued

160289 Electrical Commercial. Reconnect 
ventilation fan, bathroom 
fan. 

DOLORES ST 2 SE 
of 5th

Manco Abbott John Craft 8/31/2016 Issued

160288 Building Residential installation of 
new 5/8" sheetrock where 
past work left openings in 
garage. Disconnect non-
permitted gas line and 
waste line. 

Monte Verde 2 NW 
of 7th

Ashton Bill Aspinwall 8/30/2016 Finaled

160287 Building Residential re-roof. Tear 
off comp shingle roof and 
go back to HD Ulta Gaf 
comp shingles. 

Lincoln 2 NE of 4th Spruance Wolfy's 
Roofing

Approved

160286 Building Residential replacement of 
french doors - 3 sets - 
with like for like french 
doors. 

NW Corner of 
Casanova and 7th

Seal J. Matt 
McNickle

9/6/2016 Issued

160285 Building Residential remodel of 
guest house

Camino Real 3 SW 
of Ocean

Collins Hare 
Construction

In Review

160284 Building Residential replacement of 
existing decks (2) with 
one deck at west side of 
house. Increase deck by 
approximately 50 sqft

SE Corner of 
Guadalupe and 4th

Ullman George 
Williams

In Review

160283 Building Residential remodel of 
kitchen, bathroom. Add 2 
decks and replace 
windows and doors with 
unclad wood.

Lobos 3 NW of 4th Ohm Ron Ohm 9/9/2016 Issued

160282 Mechanical Residential relocation of 
vent. 

CASANOVA ST 2 
SE of 4th

Bruno Cynthia 
Spellacy

8/30/2016 Issued

160281 Building Residential re-roof. Scenic 2 NE of 
Santa Lucia

White Lobato 
Roofing

8/29/2016 Issued

160280 Building Residential addition of 
master bedroom and 
remodel of existing 
residence

Mission 3 SW of 
11th

Jewell Adam 
Jesselnick

In Review

160279 Electrical Residential. Change 200 
AMP service to 2-- AMP 
meter main load center 
and add 100 AMP Tesla 
wall connector. 

SE Corner of 
Casanova and 12th

Rose John Craft 8/26/2016 Finaled

160278 Building Residential electrical 
service upgrade. 

Monte Verde 2 NE 
of 9th

Strom Jerry Scheiber 8/25/2016 Finaled

160277 Building Residential replacement of 
wood rot 

2946 Santa Lucia 
Ave

Sanchez John Gill 8/25/2016 Finaled

160275 Building Residential repair to deck. 
termite damage repair 
replace in kind at back 
deck rail and some sub 
floor repair. 

Lincoln 4 SW of 
7th

Raghavan David Hilbert 8/24/2016 Finaled

August Building Permits Report

08/01/2016 - 08/31/2016
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160274 Building Residential re-roof. 26004 Ridgewood 
Road

Terry Jose Adriaga 8/24/2016 Finaled

160273 Building Residential. New fireplace 
in sideyard

Lopez 4 SE of 2nd Parton Frank Bruno In Review

160272 Building Residential re-roof. 
Remove shakes and re-
roof with Wooodmore 
Owens Corning asphalt 
shingles. 

4th 2 NW of 
Junipero

Wester Ross Roofing 8/19/2016 Issued

160271 Building Commercial. New roof 
over mechanical corridor; 
facade upgrade on north 
elevation

San Carlos 2 SE of 
7th

Steuck R. Wayne 
Johnson

In Review

160270 Building Residential. Add hand-
held shower head (Unit F) 
- work already finished, 

SW Corner of 
Junipero and 4th

Kumpe Larry Kumpe 8/18/2016 Finaled

160269 Building Commercial installation of 
a roof mounted sound 
wall to enclosure roof top 
mechanical equipment 
unit. 

SW Corner of 
Camino Real and 
8th

La Playa 
Carmel Hotel 
LLC

Rafael Heredia 8/23/2016 Issued

160268 Building Residential repair (in kind) 
of existing deteriorated 
beam. 

NWC San Carlos 
and Santa Lucia

Slingerlend Erik Dyar 8/22/2016 Issued

160267 Building Residential remodel. New 
1600 sf residence with 
attached 200 sf garage, 3 
bedroom, 3 bathroom

Vizcaino 10 SW of 
Mtn View

OSBT 
Investments

Alan Lehman In Review

160266 Building Residential permit-to-final 
for expired permit BP 12-
23R regarding a driveway. 

SE Corner of Lopez 
and 2nd

Schultz - 
Carmel House 
One LLC

Zane Blackmer 8/15/2016 Issued

160265 Building Residential repair of dry 
rot and replace in kind at 
4x4 header, adj fascia and 
sheathing (living room). 
Repair rotted wall (alley 
rear area near kitchen) 
and support post. 

Junipero 2 NE of 
9th

Leib Covell 
Construction

8/16/2016 Finaled

160264 Building Residential re-roof. 
Remove comp shingles 
and replace with same - 
weatherwood. 

NEC of San Carlos 
and Santa Lucia

Ives David Cooper 8/11/2016 Finaled

160263 Building Residential small room 
extension. 

SWC of Lobos and 
1st

Hrubesch Jim Johnson 9/8/2016 Issued

160262 Building Residential repair of two 
stairways using exactly 
the same material, layout 
and colors. 

Monte Verde 6 SE 
of 10th

Dwight Trust J Stepanek 
Construction

8/10/2016 Finaled

160261 Building Residential construction of 
357 sf single story 
addition to existing 1157 
sf single story house

SE Corner of Perry 
Newberry and 6th

Kramer Courtney 
Kramer

Approved

160260 Building Residential remodel of 
kitchen. 

7th 2 NW of Monte 
Verde

Harbor View 
Trust

Dave Potter 8/9/2016 Issued

160259 Building Residential. Close out 
bathroom permit (BP 11-
173R). 

SE Corner of Lopez 
and 2nd

Carmel House 
One LLC

Zane Blackmer 8/9/2016 Finaled
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160258 Building Residential. Replace 
interior door and dry 
rotted floor joists. 

10th 2 NE of 
Carmelo

Dunn Jim Dunn 8/9/2016 Issued

160257 Building Residential. New 
roofmount PV system 2.28 
kW system with 8 solar 
modules. No new 
electrical upgrades now. 

Santa Rita 4 SE of 
Ocean

Gaya Marc McViegh 8/11/2016 Issued

160256 Building Residential. Bolt 3 sides of 
perimeter foundation of 
home. All material and 
finishes that are removed 
to provide access will be 
replaced and painted to 
match existing. 

Carmelo 4 NE of 
12th

Leisure Seddon Const 
Co

8/5/2016 Finaled

160255 Building Residential demolition of a 
652 SFD and a 254 sf 
detached garage. 
Construction of a new SFD 
with a detached garage, 
proposing 556 sf of 
hardscape

Casanova 2 SW of 
12th

Entis Trust Claudio Ortiz 
Design Group

Approved

160254 Building Residential master 
bedroom addition (6 x 14) 
and entry. Move sink in 
master bathroom. 

GUADALUPE ST 2 
NE of Mountain 
View

Schilling Trent Shearn 9/1/2016 Issued

160253 Building Commercial. At (E) cell 
site, relpace antennas, 
install TMAS and RRUS, 
replace equipment 
cabinet, remove 
equipment cabinet, 
replace electrical panel 
and add generator plug

TORRES ST 2 SW 
of 5th

The Jade Tree - 
Carmel Bay 
View Inn

Leah Hernikl Approved

160252 Building Residential interior 
renovation of master bath. 

SW Corner of San 
Carlos and 11th

McMills Corey McMills Approved

160251 Building Residential addition of a 
bathroom. 

Monte Verde 3 SW 
of Ocean

Levett Chris Tescher 9/20/2016 Issued

160250 Building Commercial addition of 
temporary stage 
extension. 

NEC of Mountain 
View and Santa 
Rita 

CIty of Carmel Stephen 
Moorer

8/3/2016 Issued

160249 Building Residential remodel of (E) 
SFD one story with new 
220 sf

Dolores 3 SE of 
13th

Boyd and 
Maclean

Claudio Ortiz 
Design Group

Approved

160248 Building Residential remodel of 
kitchen, R&R kitchen 
window, R&R dinning 
room window with patio 
door, build new deck. 

Torres 2 NE of 4th Burlingham Wayne Wood 9/7/2016 Issued

160247 Building Residential. Termite 
repairs replacing damaged 
wood around foundation. 

Santa Fe 4 NE of 
2nd

Kamm Charles Barian 8/1/2016 Finaled

Total Records: 43
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Case # Case Type: Status Problem Description Date 
Received

Date Closed

16279 Planning/Building Violation Closed Exterior lights too bright 8/23/2016 8/25/2016

16278 Planning/Building Violation Open No trash service 8/22/2016

16277 Business License Violation Closed Contractor working with 
expired business license

8/23/2016 8/23/2016

16276 Other Open Short term rental/planning 
violation

8/23/2016

16275 Planning/Building Violation Closed Illegal interior construction 
without plans or permit

8/24/2016 8/23/2016

16274 Planning/Building Violation Closed no plans or permits for 
landscaping and 
encroachments in city right 
of way. Red tag is for 
landscaping only at this 
time

12/9/2015 8/23/2016

16273 Planning/Building Violation Closed driveway work without 
encraochment, landscape 
change without planning 
approval/permits, 
excavation without permit 
NO USA TAG

3/15/2016

16272 Gas Leaf Blower Violation Closed Observed landscaper using 
gas leaf blower.

8/19/2016 8/19/2016

16271 Sign Violation Closed Open house sign in ROW 8/19/2016 8/19/2016

16270 Planning/Building Violation Closed unapproved driveway 
without planning approval, 
no encroachment permit

3/23/2016 8/23/2016

16269 Planning/Building Violation Closed exterior changes to 
residence without plans or 
permits. evidence of 
construction being 
conducted at residence

4/20/2016 8/23/2016

August Code Compliance Case Report

08/01/2016 - 08/31/2016
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16268 Planning/Building Violation Closed new driveway and 
approach in city right of 
way without permits or 
plans, changes to fencing 
without permits, site 
assessment infers to be 
conducted by planning 
staff

8/3/2016 8/23/2016

16267 Planning/Building Violation Closed construction (demo) 
without permit

8/2/2016 8/23/2016

16266 Planning/Building Violation Closed report of unpermitted 
interior work conducted 
without plans, permits, or 
contractor information

8/11/2016 8/23/2016

16265 Planning/Building Violation Closed no plans or permits from 
planning for window 
replacement

8/3/2016 8/23/2016

16264 Planning/Building Violation Closed unpermitted work, digging 
without usa ticket, work 
may require planning 
approval

8/17/2016 8/29/2016

16263 Planning/Building Violation Closed no prior 811 call for 
digging post holes, need 
green notice of 
authorization prior to 
conduction any further 
work

3/21/2016 8/29/2016

16262 Planning/Building Violation Closed no notice of authorized 
work, calif govt code 4216 
notify 811 prior to digging

6/20/2016 8/23/2016

16261 Right of way Violation Closed Broken pottery in ROW 8/19/2016 8/19/2016
16260 Planning/Building Violation Closed trenching without permit 

(no shoring) and no pge 
notification

2/19/2016 8/23/2016

16259 Planning/Building Violation Open electrical work without 
permit, unpermitted 
plumbnig work, 
unpermitted gas pipe 
installation

8/16/2016

16258 Planning/Building Violation Closed Second report of 
construction hour violation, 
starting prior to 0800

8/15/2016 8/15/2016

16257 Other Open Report of owner burning 
trash in fireplace

8/12/2016

16256 Planning/Building Violation Closed Shed being constructed in 
side yard without plans or 
permits.

8/10/2016 8/18/2016
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16255 Sign Violation Closed No parking sign placed on 
city tree in front of 
residence

8/10/2016 8/17/2016

16254 Gas Leaf Blower Violation Closed Observed landscaper using 
gas leaf blower.

8/10/2016 8/10/2016

16253 Planning/Building Violation Closed No plans or authorization 
for rear yard work.

8/8/2016 8/18/2016

16252 Sign Violation Closed No parking sign placed on 
city tree in front of 
residence

8/5/2016 8/5/2016

16251 Right of way Violation Closed Construction Dumpster in 
ROW

8/2/2016 8/8/2016

16250 Public Nuisance Closed  Property Not Maintained 7/27/2016 8/18/2016
16248 Planning/Building Violation Closed Report of unpermitted 

interior work conducted 
with plan, permits, or 
contractor information

8/12/2016 8/16/2016

16247 Right of way Violation Closed Two cardboard boxes left 
on sidewalk

8/1/2016 8/1/2016

16246 Right of way Violation Closed PODS placed in ROW 
without permit creating 
hazard

7/26/2016 8/1/2016

16245 Sign Violation Closed Too many business 
signs/non approved signs

7/26/2016 7/27/2016

16244 Planning/Building Violation Closed Multiple building and 
Planning codes at active 
building projects

7/25/2016 8/3/2016

16243 Sign Violation Closed No parking sign placed on 
city tree in front of 
residence

7/25/2016 7/25/2016

16242 Other Closed Construction and dumpster 
trash

7/20/2016 7/21/2016

16241 Right of way Violation Closed Cardboard left on sidewalk 7/18/2016 8/1/2016

16240 Other Closed Report of business placing 
trash in squirrel can

7/13/2016 8/1/2016

16239 Right of way Violation Closed Cardboard left on sidewalk 7/7/2016 8/1/2016

Total Records: 41
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Permit # Permit Date Assigned 
To

Permit Type Date 
Submitted

Date Issued Project Description Property 
Location

Contractor Status

160111 8/31/2016 Rob Culver Temp Ench 8/31/2016 9/13/2016 Bell hole for new gas 
service 

Carmelo 2 NE 
of 9th 

Bryan Jaeger Approved

160110 8/25/2016 Matthew 
Sundt

Temp Ench 8/25/2016 9/19/2016 Extend driveway to the 
street. 

NEC of Dolores 
and 2nd 

J. Stepanik  
Construction 

Approved

160109 8/25/2016 Rob Culver Temp Ench 8/25/2016 8/25/2016 Apply paint over existing 
surfaces. 

Ocean Ave. 3 
NW of San 
Carlos 

TNT Painting Approved

160108 8/17/2016 Rob Culver Temp Ench 8/17/2016 8/25/2016 Install ATT and Comcast 
conduits

Dolores 3 NW 
of Santa Lucia

Scott Green Approved

160107 8/16/2016 Rob Culver Temp Ench 8/16/2016 8/18/2016 4'x4' bell hole for new 
gas line. New trench for 
water line and sewer 
lline. 

SWC 
Guadalupe and 
3rd

Corrigan 
Construction

Approved

160106 8/10/2016 Rob Culver Temp Ench 8/10/2016 8/19/2016 Excavate 4x4 bellhole to 
install 2 G5 box stations. 

Santa Fe 5 SW 
of 8th 

PGE-Melody 
Driver

Approved

160105 8/10/2016 Rob Culver Temp Ench 8/10/2016 8/19/2016 Excavate (2) 4'x4' 
bellholes to install (2) G5 
box stations. Location 
near shoulder of road in 
front of address. PM # 
42753579

8th 3 NE of 
Santa Fe

PGE Approved

160104 8/8/2016 Mike 
Branson 

Temp Ench 8/8/2016 8/19/2016 1. Access manhole to 
place cable.
2. Trench north from 
manhole 16' to place 1-
4" conduit.
3. Restore asphalt to 
City standards 

Intersection of 
2nd Ave. and 
Carmel Way 

Att Sherry 
Parks

Approved

160103 8/8/2016 Rob Culver Temp Ench 8/8/2016 8/9/2016 Sewer lateral 
replacement. Tie on to 
City main. 

CASANOVA ST 
4 SE of 2nd

Wilson's 
Plumbing and 
Heating

Approved

160102 8/3/2016 Marc Wiener Driveway 8/3/2016 8/18/2016 Driveway replacement Carmelo 2 NE 
of 9th 

Justin Pauly 
Architects 

Approved

 August Encroachment Permits Report

08/01/2016 - 08/31/2016

Total Records: 10



*The performance goal for Code-3 (life threatening emergency-lights & siren) ambulance calls with a response time of 5 minutes or less from 
dispatch to arrival is 95%.   
 
 

     
 

CITY OF CARMEL-BY-THE-SEA 
Monthly Report 

 
Public Safety 

 
August 2016 

 

 
AMBULANCE REPORT                                                                                         
For the month of August 2016 the 
Carmel Fire-Ambulance received 
101 calls for service, with 51 in 
CBTS. 42 were Code 3 calls in 
CBTS with an average response 
time of 2:41 minutes.  No Code-3 
calls had a response over 5 
minutes. (100% response rate)  
 
 
 
 
 
 
 
 
 
MONTEREY FIRE REPORT  
For the month of August 2016 
Monterey Fire responded to 75 
calls for service in CBTS. 56 were 
Code 3 calls with an average 
response time of 3:01 minutes.  2-
Code 3 calls had a response time 
of over five minutes.  (97% 
response rate) 
*16-5295 Carmel unit committed 
on a medical. E6411 responded 
from Station 1.  (10:44 min) 
*16-5403 Carmel unit committed 
on a medical. E6422 responded 
from Station 3.  (9:59 min) 
 

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Paul Tomasi, Police Commander  
 
APPROVED BY:  Chip Rerig, City Administrator 

Carmel-by-the-
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Carmel 
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*The performance goal for Code-3 (life threatening emergency-lights & siren) ambulance calls with a response time of 5 minutes or less from 
dispatch to arrival is 95%.   
 
 

 
 
BEACH FIRES  
There were 17 beach fires for August 2016, with 15 of those being in violation of the current pilot program. 
Data regarding use of the fire containment devices was not recorded for the month of August.  In comparison 
to August 2015, there were an estimated 116 beach fires with 44 of those being in violation of the emergency 
ordinance. 
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CITY OF CARMEL-BY-THE-SEA 
Monthly Report 

 
Public Works Department  

 
August 2016 

 

 
AUGUST 2016 FORESTER REPORT 
 
During the month of August, forestry staff continued to work on removing dead trees in the 
community. Even with a normal rainfall year, there are still definite effects of the drought on the 
trees in Carmel-by-the-Sea. There were more private tree removal and pruning applications in 
August that the previous few months. 
 
City staff planted five new trees in locations where stumps had recently been removed. The 
Friends of Carmel Forest (FOCF) planted thirteen new trees in august as part of their centennial 
goal of one hundred trees planted by the end of 2016. Many of these new trees were also 
planted where stumps have been removed. City staff are responsible for watering of these trees 
for the time being. Since 2013 there have been 487 public trees removed and 293 trees planted 
or 60% replacement. Staff is still striving to increase the number of trees that are planted each 
year.  
 
The City entered an annual contract with West Coast Arborists (WCA) for miscellaneous tree 
related services including tree watering. Staff plans to utilize WCA to water the trees that the 
FOCF have and will plant this year to allow in-house staff to attend to trees planted by city staff. 
We expect this transition to be effective by the end of September.  
 
Forestry staff continued mowing selected areas of dry grass in various places in the City and 
pruning back the willow trees in Mission Trail Nature Preserve that are encroaching on the Serra 
and Willow Trails. Forestry staff continue to monitor daily the fire devices and signage on 
Carmel Beach. Staff were also used for various duties in support of Car Week activities. 
 
John Ley’s Tree Service completed grinding 95 stumps under his contract with the City. 
 
Marshall Plan 
To date, funds from the Marshall Plan are being used for landscape design contracts with Scott 
Hall for the Scenic Rd. pathway and Joni Janecki’s work at San Antonio and Fourth, installation 
of new rod and cable fencing along the Scenic Pathway, short-term repairs to the Scenic 
Pathway landscape barriers, removal of dead trees, a contract for stump grinding, and a 
supplemental tree watering contract. 

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Mike Branson, City Forester 
 
APPROVED BY:  Chip Rerig, City Administrator 
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AUGUST DATA TABLES 
 
 

CITY ACTIVITY 
 Upper 

Canopy 
Lower 

Canopy 
August 

total 
Totals to 

date (2016) 
Total 

Trees last 
year 

(2015) 
Removals 0 1 1 112 162 
Planting 5 1 4 38 123 

 
 
 
 
 
 

 
PRIVATE ACTIVITY 
 Permits 

issued 
Upper 
canopy 
trees 

Lower 
canopy 
trees 

August 
tree total 

Total 
Trees to 

date 
(2016) 

Total 
Trees 

last year 
(2015) 

Permits 
to Date 

Permits 
last year 
(2015) 

Removal 
Permits 

12 7 13 17 96 154 73 119 

Planting 
Requirement 

8 3 5 8 46 45 45 45 

Pruning 
Permits 

6 3 6 9 17 24 14 24 

 
CONSTRUCTION ACTIVITY 
 Permits 

issued 
Upper 
canopy 

Lower 
canopy 

August 
tree total 

Total 
Trees to 

date 
(2016) 

Total 
Trees 

last year 
(2015) 

Total 
Permits 
to date 
(2016) 

Total 
Permits 
last year 
(2015) 

Removal 
Permits 

3 3 11 14 42 15 20 11 

Pruning 
Permits 

3 1 2 3 19 7 5 5 

Planting  
Requirement 

2 2 0 2 11 17 11 8 

 
 

Trees under care by 
staff 

232 

Trees planted by the 
Friends of Carmel 
Forest 

55 of 
100 
goal 



     
 

CITY OF CARMEL-BY-THE-SEA 
Monthly Report 

 
Administrative Services 

 
August 2016 

 

 
CITY TREASURER’S REPORT 
 
Cash & Investments Report 
 
This month's Cash & Investments Report (August, 2016) shows another month over month decrease in cash 
($660k), which is due in large part to the payment of insurance premiums for the fiscal year.  I expect cash at 
the end of September to rise or fall with either the increase or decrease in TOT receipts.  If the TOT receipts 
are better than budgeted, expect a small to moderate increase, if lower than budget, expect a small decrease. 
 
Overview of Investment Returns  
 
Our investment returns for August continue similarly to those of the past several months, which includes 
another small uptick on the LAIF deposits, this time of .026% over July.  This makes it 19 consecutive months 
of LAIF interest rate increases (from .262% in January 2015 to .614%, a cumulative increase of .352%) 

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Paul Wood, Finance Manager 
 
APPROVED BY:  Chip Rerig, City Administrator 
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CITY OF CARMEL-BY-THE-SEA  

Memorandum 
 

DATE:  10/6/2016 

TO:   Members of City Council and the public  

FROM:  Ashlee Wright, City Clerk 

SUBJECT:  SR 2016-1186 Ratification of appointments to the Harrison Memorial Library 
Board of Trustees, Community Activities and Cultural Commission, Forest and 
Beach Commission, Historic Resources Board, and Planning Commission. 

 

This report will be provided under separate cover in advance of the regular Council Meeting to 
be held Tuesday, October 4, 2016 at 4:30PM. 
 

 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Staff Report 
 
 

          
 
 

 

 

 
Adopt the resolution accepting the $5,000 donation from a citizen for the Carmel Fire Ambulance Department. 
 
  

BACKGROUND / SUMMARY 
 
A private citizen has made a donation to the Carmel Fire Ambulance Department in the amount of $5,000.  The 
City’s policy C89-41, Acceptance of Donations and Gifts to the City, requires City Council to accept all gifts in 
excess of $500 by resolution of the City Council.  The money, if accepted would be deposited into the Carmel 
Fire Ambulance account 01-46801-0004 and used to purchase needed equipment for the department. 
 

FISCAL IMPACT   
 
None 
FISCAL IMPACT     
 

PRIOR CITY COUNCIL ACTION   
 
A resolution was approved at the September 2014 Council meeting authorizing the acceptance of a $1000 
donation to the Carmel Fire Ambulance Department. 
 
 
 

ATTACHMENTS   
 

1. Resolution 

SR 2016-1187 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Michael Calhoun, Director of Public Safety 
   Paul Tomasi, Police Commander 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT: Consideration of a resolution of the City Council of the City of Carmel-by-the-Sea    

accepting a $5,000 donation from a citizen for the Carmel Fire Ambulance 
Department. 

RECOMMENDATION 



CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

 
RESOLUTION NO. 2016-___ 

 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA ACCEPTING A $5,000 
DONATION FROM A CITIZEN FOR THE CARMEL FIRE AMBULANCE DEPARTMENT. 
 

 
 WHEREAS, a private citizen has made a donation to the Carmel Fire Ambulance Department in the 
amount of $5,000; and 
 
 WHEREAS, donations made to the Carmel Fire Ambulance Department for purchase of equipment are 
appreciated by the City; and 
 
 WHEREAS, the City’s Policy C89-41, Acceptance of Donations and Gifts to the City, requires City 
Council accept all gifts in excess of $500 by resolution of the City Council. 
  
 
 NOW THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA DOES HEREBY:  
 
 Accept the $5,000 donation from a private citizen and authorize it to be deposited into the Carmel Fire 
Ambulance Account 01-46801-0004.  
 
 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA this 
4th day of October, by the following roll call vote:  
 
 AYES:   COUNCILMEMBERS:  
 
 NOES:  COUNCILMEMBERS:  
 
 ABSENT:  COUNCILMEMBERS:  
 
 ABSTAIN:  COUNCILMEMBERS:  
 
 
 
 

SIGNED:      ATTEST: 
 
 
         
 

_______________________    ___________________________  
Steve G. Dallas, Mayor    Ashlee Wright, City Clerk 

         
         
 
 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Staff Report 
 
 

          
 
 

 

 

 
Adopt the resolution authorizing the City Administrator to execute an agreement for the purchase of a new 
police investigations vehicle as identified in the FY 2016/17 Vehicle and Equipment Replacement Fund. 
 
  

BACKGROUND / SUMMARY 
 
The current investigations vehicle is a 2006 Ford fusion with 85,000 miles. This vehicle was an emergency 
purchase when the 2001 investigation vehicle suffered an engine failure in 2009 and the costs of repair 
exceeded the vehicle’s value.  The Ford Fusion is no longer considered a reliable vehicle for use as an 
investigation vehicle.  Replacement of this vehicle will continue the City’s commitment to replace vehicles after 
their designated life span to avoid costly maintenance.  The City Council has allocated funding for the 
replacement of the investigation vehicle through the FY2016/17 budget as a part of the Vehicle and Equipment 
Replacement Fund.  The cost for the vehicle replacement includes the investigation vehicle purchase and 
equipment outfitting. 
 
Three bids were received for the replacement of the investigation vehicle and MY Dodge has been determined 
to be the lowest responsive bidder.  The purpose of this item is to award the vehicle purchase contract to MY 
Dodge in accordance with Municipal Code Section 3.12.420. 
 
 

FISCAL IMPACT   
 
In the FY 2016/17 Budget, $25,000 was approved in a Capital Improvement Plan (POL 1617-03) for the 
purchase of an Investigations Vehicle.  This amount will cover the cost of the vehicle and outfitting, which 
estimated to be $24,995. M     
 

PRIOR CITY COUNCIL ACTION   
 
Council has previously approved the purchase of police vehicles to replace older vehicles in our fleet.  This 
was most recently done in FY 2015/16 as a Capital Improvement and funded from the Vehicle and Equipment 
Replacement Fund. 

SR 2016-1188 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Michael Calhoun, Director of Public Safety 
   Paul Tomasi, Police Commander 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT: Adoption of a resolution authorizing the City Administrator to execute an agreement for 

the purchase of a new police investigations vehicle as identified in the FY 2016/17 
Vehicle and Equipment Replacement Fund. 

RECOMMENDATION 



 
 

ATTACHMENTS   
 

1. Resolution to execute a purchase agreement 



CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

 
RESOLUTION NO. 2016-___ 

 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA AUTHORIZING THE 
CITY ADMINISTRATOR TO EXECUTE AN AGREEMENT FOR THE PURCHASE OF AN INVESTIGATION 
VEHICLE AS A PART OF THE VEHICLE AND EQUIPMENT REPLACEMENT FUND IN THE FY 2016/17 
BUDGET 
 

 
 WHEREAS, the Police Department has made recommendations for the replacement of the 
investigations vehicle in the FY 2016/17 budget; and 
 
 WHEREAS, the vehicle and Equipment Replacement Fund for the City includes the purchase of an 
investigations vehicle, identified as Capital Improvement (POL 1617-03); and 
 
 WHEREAS, bids for the purchase of the investigation vehicle were received and the lowest responsive 
bidder was determined; and  
 
 WHEREAS, the purchase of the investigation vehicle will replace old outdated equipment; and 
 
 WHEREAS, the Vehicle and Equipment Replacement Fund was adopted in the FY 2016/17 budget. 
 
 
 NOW THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA DOES HEREBY:  
 
 Authorize the City Administrator to execute the purchase of an investigation vehicle as part of the FY 
2016/17 Vehicle & Equipment Replacement Fund in an amount not to exceed $25,000.  
 
 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA this 
4th day of October, by the following roll call vote:  
 
 AYES:   COUNCILMEMBERS:  
 
 NOES:  COUNCILMEMBERS:  
 
 ABSENT:  COUNCILMEMBERS:  
 
 ABSTAIN:  COUNCILMEMBERS:  
 
 
 
 

SIGNED:      ATTEST: 
 
 
         
 

_______________________    ___________________________  
Steve G. Dallas, Mayor    Ashlee Wright, City Clerk 

         
         
 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Staff Report 
 
 

          
 
 

 

 

 

Adopt resolutions to: 
 

1. Authorize the City Administrator to execute an amendment to the agreement with Michael Baker 
International, Inc. (PBD-MBI-24-16-17) for planning services in an amount not to exceed $49,920 for 
the term of October 1, 2016- March 31, 2017. 

2. Authorize the City Administrator to execute an amendment to the agreement with Golden State 
Planning and Environmental Consulting Services (PBD-GOLDEN-097-16-17) for planning services in 
an amount not to exceed $66,500 for the term of October 1, 2016-March 31, 2017. 

3. Authorize the City Administrator to execute an amendment to the agreement with Wildan Engineering 
(PBD-WILDAN-023-16-17) for building inspection and review services in an amount not to exceed 
$37,400 for the term of October 1, 2016-December 31, 2016. 

4. Authorize the City Administrator to execute an agreement with Lewis Leader (ADM-LEWIS-014-16-17) 
for public information services in an amount not to exceed $9,500 for the term of July 1, 2016-June 30, 
2017. 

5. Authorize the City Administrator to execute an agreement with David Shonman (PWD-DAVID-101-16-
17) for project implementation assistance related to the Carmel Shoreline Assessment in an amount not 
to exceed $28,600 for the term of October 5, 2016 to September 30, 2017. 

6. Authorize the City Administrator to execute an amendment to the agreement with Eagle Project 
Management LLC (PWD-Eagel-083-16-17) for project and construction management services in an 
amount not to exceed $45,000 for the term of July 26, 2016-June 30, 2017. 
 

BACKGROUND / SUMMARY 
 

The City utilizes a variety of consultants to augment its staffing capacity, especially when positions are vacant, 
as well as to provide specialized services to assist with ongoing daily operations.  This agenda item seeks 
Council approval to use specialized consultants in the areas of planning and building services, public 
information services, and project management and implementation services.  Carmel Municipal Code 
§3.12.320 requires contracts of $25,000 or more to be entered into only by authorization of the City Council.  

SR 2016-1189 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Sharon Friedrichsen, Director of Budget and Contracts 
   Rob Mullane, Public Works Director 
   Marc Wiener, Community Planning and Building Director 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT: Adoption of resolutions authorizing the City Administrator to execute various services 

agreements for planning and building services, public information services, and project 
management and implementation services in a total amount not to exceed $236,920 for 
all contractual services 

RECOMMENDATION 



 

Planning and Building Services: In recent years, the Community Planning and Building Department has 
contracted with a variety of firms to provide planning services. Most recently, Council authorized agreements 
with two consulting firms that ensure planning coverage that is equivalent to a full-time staff position.   
 

As the City is working through a variety of recruitments, the funded associate and senior planners remain 
vacant.  Therefore, it is recommended that the current agreements with planning firms that expired on 
September 30, 2016 be extended for a six-month term respectively to allow for the continuity of planning 
services while recruitment efforts are underway.  In particular, the proposed amendment to the agreement with 
Michael Baker International Inc. will fund one planner three days a week while the agreement with Golden 
State Planning and Environmental Consulting Services will fund one planner four days a week. 
 

The unanticipated retirement of the City’s building official resulted in the City’s immediate need to utilize a 
consultant with the specialized knowledge to serve in this capacity.  The City Administrator entered into an 
agreement with Wildan Engineering on August 8, 2016 to perform such services as plan checks and 
inspections, review discretionary applications for compliance with construction codes, and compile monthly 
reports to the State and other governmental agencies.  The dollar amount of the initial contract was not to 
exceed $23,500 and expired on September 30, 2016.   
 

Currently, the building official recruitment is underway.  To coincide with the recruitment process, it is 
recommended that the agreement with Wildan be extended for three additional months.  The proposed 
amendment cost of $37,400 would allow for coverage three days a week through December 31, 2016. 
 

Public information services: The City issued a Request for Qualifications for public information services on 
June 9, 2016.  In response to this solicitation, the City received five proposals, with rates ranging from $80 to 
$225 an hour. As the responses included professionals with diverse skills related to communications and 
marketing, graphics, website development and media relations, the City will be entering into several 
professional services agreements to avail itself of these resources.  
 

As the dollar amounts of these agreements are well below the $25,000 threshold requiring Council approval, 
they will be presented on the City Administrator’s monthly contract log to Council.  One such agreement will 
utilize the services rendered by Lewis Leader to assist with the development and dissemination of press 
releases, public notices and flyers, among other tasks, While the amount of this agreement is $9,500 and the 
result of a competitive solicitation process, it is being presented to Council for approval for transparency as Mr. 
Leader has previously held agreements with the City for this type of work since August 2013 and cumulatively 
the contractual amount with this vendor is over $25,000. 
 

Shoreline Assessment and Implementation: Regular shoreline assessments are prescribed in the City’s 
Shoreline Management Plan, a component of the City’s General Plan and Local Coastal Program.  David 
Shonman, a coastal biologist, has prepared periodic shoreline assessments for the Carmel Beach and 
shoreline area to identify maintenance and capital project needs and to assist the City staff in caring for the 
shoreline area.  Between Fall 2014 and Summer 2016, Mr. Shonman prepared an updated Shoreline 
Assessment, which recommended several projects, actions, and activities that the City should undertake to 
improve the safety and aesthetics of the shoreline area.  City staff would like to retain the continued services of 
Mr. Shonman to assist in the continued implementation of shoreline assessment activities as well as to 
establish a framework for organizing the City’s voluminous files on past shoreline area improvements and 
shoreline conditions for a not to exceed amount of $28,600. 
 

Capital Projects- Project and Construction Management Assistance:  In order to help address the backlog of 
capital projects and keep momentum on several projects initiated by the City’s Capital Projects Manager before 
his unanticipated departure, the City Administrator executed an agreement with Eagle Project Management 
LLC on July 26, 2016 for an amount not to exceed $24,999. The owner, Roger Miller, has commenced working 
on such projects as the painting of the First Murphy House, the Public Works Roof and the Sunset Center 
guard rail and door replacement projects.  It is recommended that an amendment of $45,000 be executed to 
enable the consultant to assist the Public Works Department in completing various capital projects including, 
but not limited to: Follow-up activities pertaining to the Forest Theater Renovation; various Sunset Center 
Facility Repairs; Vista Lobos Re-Roof project; First Murphy House Repainting; Public Works/Police 
Department Patio Leaks; Sunset Center Railing Replacement; Sunset Center Door Replacement; Beach Stair 
Maintenance and the Public Works Fuel Dispenser Improvement project. 
 

Alternatives: Council may approve the amendments/new agreements with the recommended terms and dollar 
amounts; make changes to the proposed amendments and new agreements; or not approve the items. If the 



latter, Council may either direct staff to solicit additional proposals for these services or to adjust current 
service levels to provide services without the use of consultants. 
 
FISCAL IMPACT   
 

While the Community Planning and Building Department has included some funding for professional services 
within its adopted operating budget, it will need to utilize salary savings from vacant positions in order to pay 
for these consultants.  As the hourly rate of the various consultants is significantly more than the hourly rate of 
fully loaded full-time planner and building official positions, it is likely that the Department will require a mid-
year budget adjustment, depending on when these positions are filled. 
 

Administration has budgeted about $15,000 for public information services as part of the adopted budget.  The 
costs associated with services rendered by David Shonman will be charged to the Shoreline Assessment and 
Implementation capital project, which currently has a budget of about $120,000.  Costs for Eagle Project 
Management will be paid from the existing adopted budgets of the various capital projects (CIP). Individual CIP 
projects have project management and/or construction management costs factored into the individual project 
budgets. Any billable time that is not directed tied to a specific project will either be paid through public works’ 
adopted budget for contractual services. 
  
PRIOR CITY COUNCIL ACTION   
 

Council approved agreements with Michael Baker International (resolution 2016-044) and Golden State 
Planning (resolution 2016-045) for planning services on July 12, 2016. Council approved an amendment to an 
agreement with Lewis Leader for public information in an amount not to exceed $38,980 (resolution 2015-045) 
on June 29, 2015. Council adopted a resolution (2015-068 to amend the existing contract with David Shonman 
to a not to exceed amount of $40,000 on September 1, 2015. 
 
ATTACHMENTS   
 

1. Resolution to Execute an Amendment with Michael Baker, International Inc. 
2. Resolution to Execute an Amendment with Golden State Planning and Environmental Consulting 

Services 
3. Resolution to Execute an Amendment with Wildan Engineering 
4. Resolution to Execute an Agreement with Lewis Leader 
5. Resolution to Execute an Agreement with David Shonman 
6. Resolution to Execute an Amendment with Eagle Project Management LLC 



  Attachment 1 

RESOLUTION 2016- 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AMENDMENT NUMBER 1 TO 
AGREEMENT PBD- MBI-24-16-17 WITH MICHAEL BAKER INTERNATIONAL, INC. FOR 
PLANNING SERVICES IN AN AMOUNT NOT TO EXCEED $49,920 FOR THE TERM OF 

OCTOBER 1, 2016-MARCH 31, 2017 
 
 WHEREAS, the City of Carmel-by-the Sea’s Community Planning and Building Department 
provides design review and permitting services to ensure residential land commercial projects adhere 
to the City’s design guidelines, zoning regulations and General Plan; and 
 

 WHEREAS, the Department utilizes planning firms to provide timely service to applicants while 
the Department recruits for vacant funded planner positions; and 
 

 WHEREAS, the Department issued a Request for Proposals on June 21, 2016 and selected 
the planning firm known as Michael Baker International, Inc. through the competitive negotiation 
process allowed under Carmel Municipal Code Section 3.12.160; and  
 

 WHEREAS, Council authorized an agreement with the firm for a term of July 1- September 30, 
2016 in an amount not to exceed $23,500 by resolution 2016-044 on July 12, 2016; and 
 

 WHEREAS, the City wishes to extend the term of the agreement to allow for the continuity of 
services while the City recruits for a full-time position and agreement of $25,000 or more require 
Council authorization. 
 

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA does hereby: 

 

Authorize the City Administrator to execute Amendment Number 1 to Agreement PBD-MBI-24-
16-17 with Michael Baker International Inc. for planning services for a not to exceed amount of 
$49,920 for the term of October 1, 2016- March 31, 2017 as shown in the attached Exhibit A. 

 

 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
on this 4th day of October 2016 by the following roll call vote: 
 
  
 

 AYES:  COUNCIL MEMBERS:  
  

 NOES: COUNCIL MEMBERS:  
  

 ABSENT: COUNCIL MEMBERS:  
 

 ABSTAIN: COUNCIL MEMBERS:  

SIGNED:       ATTEST: 

 
 
Steve G. Dallas, MAYOR     Ashlee Wright 
        City Clerk 



   
 

 
 

Exhibit A 
 

Amendment No. 1 to Agreement 
PBD- MBI-24-16-17  

MICHAEL BAKER INTERNATIONAL. INC. 
 

1. This amendment (the “Amendment”) is made by the City of Carmel-by-the-Sea and Michael 
Baker International Inc., parties to agreement PBD-MBI-24-16-17, executed on August 22, 2016. 
 

2. The Agreement is amended as follows: 
 

a. The Term of the Agreement is amended as follows: 
 

“The work under this Agreement shall commence on October 1, 2016 and terminate on March 
31, 2017. The parties may agree to extend or amend this Agreement prior to its expiration.” 

 

b. The Compensation of the Agreement is amended as follows: 
 

“CITY shall pay CONSULTANT an amount not to exceed $49,920 for the duration of the 
contract, which said sum shall include all costs in accordance with this Agreement and shall be 
based upon the hourly rate of $80/hr. 
 

Compensation under this Agreement shall become due and payable thirty (30) days after 
CITY’s approval of CONSULTANT’S submission of monthly written invoices. Written invoices 
shall clearly itemize each charge. The payment of any compensation to CONSULTANT 
hereunder shall be contingent upon performance of the terms and conditions of this 
Agreement. 
 

If the City Administrator determines that the work set forth in the written invoice has not been 
performed in accordance with the terms of this Agreement, CITY shall not be responsible for 
payment until such time as the work has been performed in accordance with the terms and 
conditions of this Agreement.” 

 

3. Except a set forth in this Amendment, the Agreement is unaffected and shall continue in full force 
and effect in accordance with its terms. If there is a conflict between this amendment and the 
Agreement or an earlier amendment, the terms of this amendment will prevail. 

 
CONSULTANT:       DATE: 
 
________________________     ____________________ 
Philip O. Carter 
Michael Baker International, Inc. 
 
CITY:         DATE: 
 
________________________     ____________________ 
Chip Rerig, City Administrator 
 
ATTEST:        DATE: 
 
________________________     ____________________ 
Ashlee Wright, City Clerk 

 



  Attachment 2 

RESOLUTION 2016- 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AMENDMENT NUMBER 1 TO 

AGREEMENT PBD-GOLDEN-097-16-17 WITH GOLDEN STATE PLANNING AND 
ENVIRONMENTAL CONSULTING SERVICES FOR PLANNING SERVICES IN AN AMOUNT 

NOT TO EXCEED $66,500 FOR THE TERM OF OCTOBER 1, 2016-MARCH 31, 2017 
 
 WHEREAS, the City of Carmel-by-the Sea’s Community Planning and Building Department 
provides design review and permitting services to ensure residential and commercial projects adhere 
to the City’s design guidelines, zoning regulations and General Plan; and 
 

 WHEREAS, the Department utilizes planning firms to provide timely service to applicants while 
the Department recruits for vacant funded planner positions; and 
 

 WHEREAS, the Department issued a Request for Proposals on June 21, 2016 and selected 
the planning firm known as Golden State Planning and Environmental Consulting Services through 
the competitive negotiation process allowed under Carmel Municipal Code Section 3.12.160; and  
 

 WHEREAS, Council authorized an agreement with the firm for a term of July 1- September 30, 
2016 in an amount not to exceed $23,500 by resolution 2016-045 on July 12, 2016; and 
 

 WHEREAS, the City wishes to extend the term of the agreement while the City recruits for a 
full-time position and agreement of $25,000 or more require Council authorization. 
 

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA does hereby: 

 

Authorize the City Administrator to execute Amendment Number 1 to Agreement PBD-
GOLDEN-097-16-17 with Golden State Planning and Environmental Consulting Services for 
planning services for a not to exceed amount of $66,500 for the term of October 1, 2016- 
March 31, 2017 as shown in the attached Exhibit A. 
 

 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
on this 4th day of October 2016 by the following roll call vote: 
 
  
 

 AYES:  COUNCIL MEMBERS:  
  

 NOES: COUNCIL MEMBERS:  
  

 ABSENT: COUNCIL MEMBERS:  
 

 ABSTAIN: COUNCIL MEMBERS:  

SIGNED:       ATTEST: 

 
 
Steve G. Dallas, MAYOR     Ashlee Wright 
        City Clerk 



 
 

 
 

Exhibit A 
 

Amendment No. 1 to Agreement 
PBD-GOLDEN-097-16-17  

GOLDEN STATE PLANNING AND ENVIRONMENTAL CONSULTING SERVICES 
 

1. This amendment (the “Amendment”) is made by the City of Carmel-by-the-Sea and Golden 
State Planning and Environmental Consulting Services, parties to agreement PBD-GOLDEN-
097-16-17, executed on July 21, 2016. 
 

2. The Agreement is amended as follows: 
 

a. The Term of the Agreement is amended as follows: 
 

“The work under this Agreement shall commence on October 1, 2016 and terminate on March 
31, 2017. The parties may agree to extend or amend this Agreement prior to its expiration.” 

 

b. The Compensation of the Agreement is amended as follows: 
 

“CITY shall pay CONSULTANT $80 an hour in an amount not to exceed $66,500, which said 
sum shall include all costs for services presented in the proposal dated June 23, 2016 (Exhibit 
“A “of the original Agreement) and in accordance with this Agreement. 
 

Compensation under this Agreement shall become due and payable thirty (30) days after 
CITY’s approval of CONSULTANT’S submission of monthly written invoices. Written invoices 
shall clearly itemize each charge. The payment of any compensation to CONSULTANT 
hereunder shall be contingent upon performance of the terms and conditions of this 
Agreement to the reasonable satisfaction of the City Administrator. 
 

If the City Administrator determines that the work set forth in the written invoice has not been 
performed in accordance with the terms of this Agreement, CITY shall not be responsible for 
payment until such time as the work has been performed to the reasonable satisfaction of the 
City Administrator.” 

 

3. Except a set forth in this Amendment, the Agreement is unaffected and shall continue in full force 
and effect in accordance with its terms. If there is a conflict between this amendment and the 
Agreement or an earlier amendment, the terms of this amendment will prevail. 

 
CONSULTANT:       DATE: 
 
________________________     ____________________ 
Matthew Sundt 
Golden State Planning & Environmental Consulting Services 
 
CITY:         DATE: 
 
________________________     ____________________ 
Chip Rerig, City Administrator 
 
ATTEST:        DATE: 
 
________________________     ____________________ 
Ashlee Wright, City Clerk 



  Attachment 3 

RESOLUTION 2016- 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AMENDMENT NUMBER 1 TO 

AGREEMENT PBD-WILDAN-023-16-17 WITH WILDAN ENGINEERING FOR BUILDING 
SERVICES IN AN AMOUNT NOT TO EXCEED $37,400 FOR THE TERM OF  

OCTOBER 1, 2016-DECEMBER 31, 2016 
 
 WHEREAS, the City of Carmel-by-the Sea’s Community Planning and Building Department 
provides plan checks and inspection services to ensure residential and commercial projects comply 
with local and State building and construction codes; and 
 

 WHEREAS, the unanticipated retirement of the City’s building official required the use of a 
consultant to provide these services while the recruitment for a full-time staff position occurred;  
 

 WHEREAS, Carmel Municipal Code allows for the dispensation of the bid requirement when a 
professional service, such as that available from an attorney, accountant, architect or specialized 
consultant, involves a specialized knowledge or personal skill (3.12.140D) and when reasonably 
necessary for the preservation or protection of public peace, health, safety or welfare of persons or 
property (3.12.140H); and 
 

 WHEREAS, the City Administrator entered into an agreement with Wildan Engineering for 
building services on August 8, 2016 for an amount not to exceed $23,500; the City wishes to extend 
the term of the agreement and contracts of $25,000 or more require Council authorization. 
 

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA does hereby: 

 

Authorize the City Administrator to execute Amendment Number 1 to Agreement PBD-
WILDAN-23-16-17 with Wildan Engineering for building services for a not to exceed amount of 
$37,400 for the term of October 1, 2016- December 31, 2016 as shown in Exhibit A. 
 

 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
on this 4th day of October 2016 by the following roll call vote: 
 
  
 

 AYES:  COUNCIL MEMBERS:  
  

 NOES: COUNCIL MEMBERS:  
  

 ABSENT: COUNCIL MEMBERS:  
 

 ABSTAIN: COUNCIL MEMBERS:  

SIGNED:       ATTEST: 

 
 
Steve G. Dallas, MAYOR     Ashlee Wright 
        City Clerk 



 
 

 
 

Exhibit A 
 

Amendment No. 1 to Agreement 
PBD-WILDAN-023-16-17 
WILDAN ENGINEERING 

 
1. This amendment (the “Amendment”) is made by the City of Carmel-by-the-Sea and Wildan 

Engineering, parties to agreement PBD-WILDAN-023-16-17, executed on August 8, 2016. 
 

2. The Agreement is amended as follows: 
 

a. The Term of the Agreement is amended as follows: 
 

“The work under this Agreement shall commence on October 1, 2016 and terminate on 
December 31, 2016. The parties may agree to extend or amend this Agreement prior to its 
expiration.” 

 

b. The Compensation of the Agreement is amended as follows: 
 

“CITY shall pay CONSULTANT an amount not to exceed $37,400 for the duration of contract, 
which said sum shall include all costs for services in accordance with this Agreement and shall 
be based upon the hourly rate of $120/hr. 
 

Compensation under this Agreement shall become due and payable thirty (30) days after 
CITY’s approval of CONSULTANT’S submission of monthly written invoices. Written invoices 
shall clearly itemize each charge. The payment of any compensation to CONSULTANT 
hereunder shall be contingent upon performance of the terms and conditions of this 
Agreement to the reasonable satisfaction of the City Administrator. 
 

If the City Administrator determines that the work set forth in the written invoice has not been 
performed in accordance with the terms of this Agreement, CITY shall not be responsible for 
payment until such time as the work has been performed to the reasonable satisfaction of the 
City Administrator.” 

 

3. Except a set forth in this Amendment, the Agreement is unaffected and shall continue in full force 
and effect in accordance with its terms. If there is a conflict between this amendment and the 
Agreement or an earlier amendment, the terms of this amendment will prevail. 

 
CONSULTANT:       DATE: 
 
________________________     ____________________ 
James Guerra, Wildan Engineering 
 
CITY:         DATE: 
 
________________________     ____________________ 
Chip Rerig, City Administrator 
 
ATTEST:        DATE: 
 
________________________     ____________________ 
Ashlee Wright, City Clerk 
 



  Attachment 4 

RESOLUTION 2016-___ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AN AGREEMENT WITH LEWIS 

LEADER (ADM-LEWIS-014-16-17) FOR PUBLIC INFORMATION SERVICES IN AN AMOUNT 
NOT TO EXCEED $9,500 FOR THE TERM OF JULY 1, 2016 TO JUNE 30, 2017 

 
 WHEREAS, the City of Carmel-by-the-Sea provides a variety of services and programs to 
promote a high quality of life for residents and businesses and implements projects to improve the 
City’s natural and man-made infrastructure; and  
 

 WHEREAS, to help educate the public about these various programs, services, special events 
and projects as well as to provide an update on other City activities, the City utilizes the services of 
consultants with specialized knowledge and expertise in the areas of public information; and  
 

 WHEREAS, the City issued a Request for Qualifications solicitation pertaining to public 
information services on June 9, 2016 and wishes to utilize the services of Lewis Leader based on his 
knowledge of working with the media; and  
 

WHEREAS, the selection of the consultant has occurred through the competitive negotiation 
process allowed under Carmel Municipal Code Section 3.12.160. 
  
 NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF 
CARMEL-BY-THE-SEA does hereby: 
 

Authorize the City Administrator to execute an Agreement with Lewis Leader (ADM-LEWIS-
014-16-17) for public information services in an amount not to exceed $9,500 for the term of 
July 1, 2016 to June 30, 2017. 

 
 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
on this 4th day of October 2016 by the following roll call vote: 
  
 AYES:  COUNCIL MEMBERS:  
  
 NOES:  COUNCIL MEMBERS:  
  
 ABSENT: COUNCIL MEMBERS:  
 
 ABSTAIN: COUNCIL MEMBERS:  

SIGNED:       ATTEST: 

 
 
Steve G. Dallas, MAYOR     Ashlee Wright 
        City Clerk 



  Attachment 5 

RESOLUTION 2016-___ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AN AGREEMENT WITH DAVID 
SHONMAN (PWD-DAVID-101-16-17) FOR ASSISTANCE WITH THE CARMEL SHORELINE 
ASSESSMENT AND FOLLOW-UP ACTIVITIES IN AN AMOUNT NOT TO EXCEED $28,600 

FOR THE TERM OF OCTOBER 5, 2016 TO SEPTEMBER 30, 2017 
 
 WHEREAS, Carmel Beach and the shoreline area are critically important natural resources for 
the City of Carmel-by-the-Sea; and 
 

 WHEREAS, the City’s Shoreline Management Plan, an appendix to the City’s General Plan 
and Local Coastal Program, recommends regular shoreline assessments and the implementation of 
the associated follow-up actions and projects; 
 

 WHEREAS, Carmel Municipal Code Section 3.12.140D allows for dispensing with the bid 
process “when a professional service, such as that available from an attorney, accountant, architect or 
specialized consultant, involves a specialized knowledge or personal skill”; and 
 

 WHERAS, David Shonman, a coastal biologist, has specialized knowledge of the City’s 
Shoreline Assessment requirements and the City’s efforts to date to implement activities following 
from such shoreline assessments, including serving as the co-author of the City’s Carmel Shoreline 
Assessment, Fall 2014 to Summer 2016; and 
 

 WHEREAS, an agreement of $25,000 or more require Council authorization. 
 

 NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF 
CARMEL-BY-THE-SEA does hereby: 
 

Authorize the City Administrator to execute an Agreement with David Shonman (PWD-DAVID-
101-16-17) for Shoreline Assessment and follow-up activities in an amount not to exceed 
$28,600 for the term of October 5, 2016 to September 30, 2017. 

 

 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
on this 4th day of October 2016 by the following roll call vote: 
  
 AYES:  COUNCIL MEMBERS:  
  
 NOES:  COUNCIL MEMBERS:  
  
 ABSENT: COUNCIL MEMBERS:  
 
 ABSTAIN: COUNCIL MEMBERS:  

SIGNED:       ATTEST: 

 
 
Steve G. Dallas, MAYOR     Ashlee Wright 
        City Clerk 



  Attachment 6 

RESOLUTION 2016- 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AMENDMENT NUMBER 1 TO 
AGREEMENT PWD-EAGLE-083-16-17 WITH EAGLE PROJECT MANAGEMENT LLC FOR 

PROJECT AND CONSTRUCTION MANAGEMENT SERVICES IN AN AMOUNT NOT TO 
EXCEED $45,000 FOR THE TERM OF JULY 27, 2016- JUNE 30, 2017 

 
 WHEREAS, the City of Carmel-by-the Sea has a rigorous capital improvement plan and a 
numerous building improvement projects are funded n the adopted Fiscal Year 2016-17 Budget; and  
 

 WHEREAS, the Department seeks outside assistance in managing projects due to the 
unanticipated departure of the City’s Capital Project Manager, as well as a backlog of projects, and 
 

 WHEREAS, Carmel Municipal Code Section 3.12.140D allows for the dispensation of the bid 
requirement when a professional service, such as that available from an attorney, accountant, 
architect or specialized consultant, involves a specialized knowledge or personal skill; and 
 

 WHEREAS, the City Administrator entered into an agreement with Eagle Project Management 
LLC for project and construction management services for a not to exceed amount of $24,999; and  
 

WHEREAS, the City wishes to allocate additional funding to the consultant in order to expedite 
the completion of projects and contracts of $25,000 or more require Council authorization. 
 

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA does hereby: 

 

Authorize the City Administrator to execute Amendment Number 1 to Agreement PBD-
EAGLE-083-16-17 with Eagle Project Management LLC for project and construction 
management services for a not to exceed amount of $45,000 for the term of July 26, 2016- 
June 30, 2017 as shown in the attached Exhibit A. 
 

 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
on this 3rd day of October 2016 by the following roll call vote: 
 
  
 

 AYES:  COUNCIL MEMBERS:  
  

 NOES: COUNCIL MEMBERS:  
  

 ABSENT: COUNCIL MEMBERS:  
 

 ABSTAIN: COUNCIL MEMBERS:  

SIGNED:       ATTEST: 

 
 
Steve G. Dallas, MAYOR     Ashlee Wright 
        City Clerk 

 



 
 

 
 

Exhibit A 
 

Amendment No. 1 to Agreement 
PWD-EAGLE-083-16-17  

EAGLE PROJECT MANAGEMENT LLC 
 

1. This amendment (the “Amendment”) is made by the City of Carmel-by-the-Sea and Eagle 
Project Management, LLC, parties to agreement PWD-EGEL-083-16-17, executed on July 26, 
2016. 
 

2. The Agreement is amended as follows: 
 

 

a. The Term of the Agreement is amended as follows: 
 

“The work under this Agreement shall commence on the date the Notice to Proceed was 
issued and shall terminate on June 30, 2017. The parties may agree to extend or amend this 
Agreement prior to its expiration.” 

 
b. The Compensation of the Agreement is amended as follows: 

 

“CITY shall pay CONSULTANT on a Time and Materials basis in an amount not to exceed 
$24,999, which said sum shall include all costs as presented in the proposal dated January 23, 
2016 (Exhibit A) and in accordance with this Agreement. 
 

Compensation under this Agreement shall become due and payable thirty (30) days after 
CITY’s approval of CONSULTANT’S submission of monthly written invoices. Written invoices 
shall clearly itemize each charge. The payment of any compensation to CONSULTANT 
hereunder shall be contingent upon performance of the terms and conditions of this 
Agreement to the reasonable satisfaction of the City Administrator. 
 

If the City Administrator determines that the work set forth in the written invoice has not been 
performed in accordance with the terms of this Agreement, CITY shall not be responsible for 
payment until such time as the work has been performed to the reasonable satisfaction of the 
City Administrator.” 

 

3. Except a set forth in this Amendment, the Agreement is unaffected and shall continue in full force 
and effect in accordance with its terms. If there is a conflict between this amendment and the 
Agreement or an eelier amendment, the terms of this amendment will prevail. 

 
CONSULTANT:       DATE: 
 
________________________     ____________________ 
Roger Miller, Eagle Project Management LLC 
 
CITY:         DATE: 
 
________________________     ____________________ 
Chip Rerig, City Administrator 
 
ATTEST:        DATE: 
 
________________________     ____________________ 
Ashlee Wright, City Clerk 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Staff Report 
 
 

          
 
 

 

 

 
Adopt a resolution authorizing the installation of stop signs, creating a four- way stop sign controlled 
intersection at San Carlos & 1st. 
 
  

BACKGROUND / SUMMARY 
 
The Traffic Safety Advisory Committee during the July 20, 2016 meeting discussed the potential 
implementation of stop signs at the intersection of San Carlos and 1st Ave.  The discussion item was brought to 
the committee by a resident who was concerned with speeding vehicles and the result of an accident at the 
intersection on May 4, 2016.   This accident was the result of neither driver having a clear view of oncoming 
traffic and also neither being required to stop at the intersection.  This area of town has seen an increase in 
traffic as people use alternate routes to enter our village.  With a school nearby, the amount of traffic on these 
roads during the morning and afternoon is heavy and implementing traffic controlling measures will increase 
both pedestrian and motorists safety. 
 
A review of the intersection by Traffic Safety Committee members revealed limited sight due to elevated 
properties and vegetation surrounding the intersection.   The only traffic controlling devices currently in place 
are yield signs on San Carlos for north and southbound traffic.    
 
A review of traffic accident data shows three accidents at the intersection over the past six years with two of 
these accidents taking place in the past six months, one of which was an injury accident.   
 
The City also received a letter, dated September 4, 2016 from a citizen who frequently uses San Carlos to 
enter the City expressed their concerns with the intersection and the limited view for motorists and the safety 
concerns associated with its current design.  
 
After a review of the location and traffic accident data, The Traffic Safety Advisory Committee unanimously 
agreed that a four-way stop sign controlled intersection at San Carlos and 1st Avenue would greatly reduce the 
speed of vehicles and increase both pedestrian and motorists safety.  
 
Installation of stop signs requires City Council approval as outlined in Municipal Code section 10.32.050 (C) 
Erection of Signs.   

SR 2016-1190 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Michael Calhoun, Director of Public Safety 
   Paul Tomasi, Police Commander 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT: Adoption of a resolution authorizing the installation of stop signs, creating a four- way 

stop sign controlled intersection at San Carlos & 1st.  

RECOMMENDATION 



The Director of Public Works, or his/her authorized representative, when instructed by the City Council 
to do so, shall appropriately sign or mark the following places; (C) At any location in the City where the 
parking of a vehicle would create a hazard as determined by the Chief of Police and designated by the 
adoption of a resolution by the City Council.  (Ord. 91-15, 1991).   

 
Notifications were distributed to the surrounding neighborhood advising of the Traffic Safety Committee 
decision and noticing the item as a topic in the October 4th 2016 City council agenda. 
 
BACKGROUND 
In 2002, the City’s Community Traffic Safety Commission was established by Ordinance 2002-02 and codified 
as Title 2, Chapter 2.39 of the Municipal code. At the December 5, 2006 Council meeting, City Council 
rescinded the Ordinance and reconstituted the Traffic Safety Commission as an ad hoc Council Traffic and 
Safety Committee. Ordinance 2006-04 was adopted, rescinding Chapter 2.39 of the Municipal Code. 
 
In 2013 in an effort to provide better efficiency and customer service to the community regarding traffic safety 
concerns the Traffic Safety Commission was reformed as the Traffic Safety Advisory Committee modeled after 
other cities who have similar traffic advisory committees. As defined, the committee does not fall under the 
definition of a “legislative body” (Govt. Code 549529b). The Traffic Safety Advisory Committee consists of 
three staff members: the Public Safety Director, the Public Services Director, and the Planning Director and 
additional staff as needed, who report directly to the City Administrator.  
 
The Traffic Safety Advisory Committee was designed to increase efficiency and maximize customer service to 
our community. Since the issues being addressed involve matters of safety the intent of the reorganization was 
to resolve safety concerns quickly and efficiently at the staff level.  Certain matters involving issues such as the 
addition of traffic control devices still require council approval but most minor issues are handled at the staff 
level. 
 

FISCAL IMPACT   
 
The costs associated with this item include staff time and the materials for the stop signs. The estimated staff 
time costs are $400 and the materials costs would be approximately $1600.  Each of these costs are already 
budgeted in the Public Services yearly authorized budget.   
 

PRIOR CITY COUNCIL ACTION   
 
Resolution adopted October 2013 for the installation of stop signs at the intersection of Dolores and 9th to 
reduce vehicle speed and increase pedestrian safety. 
 

ATTACHMENTS   
 

1. Email dated 05/04/16, from resident who requested item be placed on the Traffic Safety Committee 
Meeting Agenda. 

2. Pictures of accident on 03/08/16 
3. Letter dated 09/04/16 from second resident addressing concerns with the San Carlos intersection. 
4. Email dated 9/7/16, clarifying the intersection referred to in letter dated 09/04/16.   
5. Resolution 











CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

 
RESOLUTION NO. 2016-___ 

 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA AUTHORIZING THE 
CREATION OF A FOUR-WAY STOP SIGN CONTROLLED INTERSECTION AT SAN CARLOS AND 1ST 
AVENUE.   
 

 
 WHEREAS, this item was brought to the Traffic Safety Advisory Committee as a result of a request 
made by a resident to install traffic controlling measures at the intersection; and 
 
 WHEREAS, an additional request from a motorist was made to the City with similar concerns regarding 
safety at this intersection; and 
 
 WHEREAS, a review of traffic accident data revealed two accidents at the intersection in the past six 
months with one being an injury accident; and 
 
 WHEREAS, the Traffic Safety Advisory Committee unanimously agrees a four-way stop sign controlled 
intersection will greatly increase safety to pedestrians and motorists.   
 
 NOW THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA DOES HEREBY:  
 
 Authorize Public Works to install stop signs at the intersection of San Carlos and 1st Avenue.  
 
 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA this 
4th day of October, by the following roll call vote:  
 
 AYES:   COUNCILMEMBERS:  
 
 NOES:  COUNCILMEMBERS:  
 
 ABSENT:  COUNCILMEMBERS:  
 
 ABSTAIN:  COUNCILMEMBERS:  
 
 
 
 

SIGNED:      ATTEST: 
 
 
         
 

_______________________    ___________________________  
Steve G. Dallas, Mayor    Ashlee Wright, City Clerk 

         
         
 
 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Staff Report 
 
 

          
 
 

 

 

 
Adopt a resolution authorizing and approving the City of Carmel-by-the-Sea current pay rates and ranges 
(salary schedule). 
 

BACKGROUND / SUMMARY 
 
Pursuant to Municipal Code 2.52.520, the City Council adopts the salary resolution, establishing the legal 
current salary range from the salary schedule for each class of employee position.  The City Council should 
adopt the salary resolution annually, upon review and recommendation of the City Administrator. However, this 
has not occurred since 2013. 
 
Additionally, California Public Employee’s Retirement Law (PERL) and Section 570.5 of the California Code of 
Regulations (CCR) Title 2 requires the City Pay Rates and Ranges document published on the City’s internet 
site meet required elements and be approved, it its entirety, by the City Council each time a modification is 
made. This has not occurred consistent with state law. 
 
The salary plans are consistent with classifications and base pay for current employees at this time.   Once 
Council has adopted this resolution, the City’s pay schedule will meet all of the Government Code and CCR 
requirements.  The staff will continue to review the pay schedules to verify that all members’ pay amounts are 
included within a publicly available pay schedule, which staff will make available for public review on the City’s 
webpage.  
 

FISCAL IMPACT   
 
No fiscal impact. 
 
FISCAL IMPACT    

PRIOR CITY COUNCIL ACTION   
 
N/A 
 
 
 
 

SR 2016-1191 
October 4, 2016 

Consent Agenda  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Maxine Gullo, Human Resources Manager 
 
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT:  Adoption of a resolution authorizing and approving the City of Carmel-by-the-Sea  
                                   current pay rates and ranges (salary schedule). 

RECOMMENDATION 



ATTACHMENTS 

1. Pay Schedule for LIUNA General Classifications
2. Pay Schedule for LIUNA Management Classifications
3. Pay Schedule for Police Officers Association Classifications
4. Pay Schedule for At-Will Classifications
5. Resolution
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CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

 
RESOLUTION NO. 2016-___ 

 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA AUTHORIZING AND 
APPROVING THE CURRENT PAY RATES AND RANGES (SALARY SCHEDULE)  IN ACCORDANCE WITH 
MUNICIPAL CODE 2.52.520 
 

 
 WHEREAS, Municipal Code 2.52.520 and amendments thereto provide, among other things that the 
City Council establish the legal current salary range from the salary schedule for each class of position; and  
 

WHEREAS, the California Public Employee’s Retirement Law, at Section 570.5 of the California Code 
of Regulations Title 2, requires the City to publish pay rates and ranges on the City’s internet site and the City 
Council to approve the pay rates and range in its entirety each time a modification is made; and 
 

WHEREAS, a salary resolution is adopted annually or periodically by the City Council upon review and 
recommendation of the City Administrator.  
 
 NOW THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF CARMEL-BY-
THE-SEA DOES HEREBY:  
 
 Authorize and approve City of Carmel-by-the-Sea current pay rates and ranges (salary schedule) in  

accordance with municipal code 2.52.520.  
 
 PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA this 
4th day of October, by the following roll call vote:  
 
 AYES:   COUNCILMEMBERS:  
 
 NOES:  COUNCILMEMBERS:  
 
 ABSENT:  COUNCILMEMBERS:  
 
 ABSTAIN:  COUNCILMEMBERS:  
 
 
 
 

SIGNED:      ATTEST: 
 
 
         
 

_______________________    ___________________________  
Steve G. Dallas, Mayor    Ashlee Wright, City Clerk 

         
         
 
 



     
 

CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

Staff Report 
 
 

          
 
 

 

 
Grant the appeal and approve the Design Review (DR 14-36), Use Permit (UP 14-20), and Coastal 
Development permit applications subject to the attached findings and conditions. 
 

BACKGROUND / SUMMARY 
 
APPEAL:   
 
The City Council is considering an appeal of the Planning Commission’s decision to deny the re-issuance of 
planning permits for the demolition of an existing 42-unit hotel and construction of a 42-unit new hotel at the 
same location.  This appeal was considered by the City Council on November 3, 2015, and was continued with 
a request for revised plans. 
 
BACKGROUND AND PROJECT DESCRIPTION: 
 
Original Approval (7/14/10): 
 
An application was submitted in 2008 to demolish the existing 20,780-square foot, 42-room hotel and restaurant, 
in order to construct a new 46,676-square foot, 42-room hotel, that includes a tapas bar, meeting rooms, a day 
spa and 1,400 square feet of retail space. The hotel development will be comprised of six buildings ranging in 
size from 4,742 to 9,717 square feet, with typical room sizes ranging from 500-600 square feet.  The project 
includes a 66-space subterranean parking garage (16,800 cubic yards required for excavation), as well as an 
interior courtyard with intra-block pass-through to surrounding public sidewalks.  The project requires the 
relocation of two “significant” oak trees to another on-site location and the removal of one “moderately-significant” 
cypress tree. 
 
 
 
 

SR 2016-1192 
October 4, 2016 
Public Hearing  

TO:   Honorable Mayor and City Council Members 
 
SUBMITTED BY:  Marc Wiener, AICP, Community Planning and Building Director 
    
APPROVED BY:  Chip Rerig, City Administrator 
 
SUBJECT: Consideration of an appeal of the Planning Commission’s decision to deny the 

reissuance of Design Review, Use Permit, and Coastal Development Permit 
applications for the redevelopment of the Carmel Sands hotel located in the Service 
Commercial (SC) and Multi-Family Residential (R-4) Zoning Districts (New planning 
application case numbers: DR 14-36 and UP 14-20).   

RECOMMENDATION 



 
 

PROJECT DATA FOR A 32,997 SQUARE FOOT SITE: 

Site Considerations Allowed/Required Existing Proposed 

Floor Area  47,846 sf (145%)* 20,780 sf (63%) 46,676 sf (141%)** 

Building Coverage 31,347 sf (95%) 10,559 sf (34%) 25,052 sf (76%) 

Building Height 30 ft.   26 ft.  30 ft.***  

Parking 57 spaces 42 spaces 64 spaces 
*Includes 15% intra-block/courtyard bonus per CMC 17.14.140 

**Does not include 16,550-square foot subgrade garage - exempt from floor area calculations per CMC 17.14.140  

***Applicant is requesting height exceptions for tower elements per CMC 17.14.150 
 
On July 14, 2010, the Planning Commission approved the project and adopted a Mitigated Negative Declaration. 
The project approval was appealed to the City Council by a Carmel citizen who had general concerns with the 
design.  The City Council denied the appeal on November 2, 2010 and upheld the Planning Commission’s 
approval.  The original staff reports from the final Planning Commission meeting and from the City Council appeal 
are included as attachments 4 and 5 respectively.    
 
Staff notes that the original proposed design included stucco siding with a stone façade at the southwest corner 
of the building and wood siding on the east elevation.  However, when the project was approved in 2010, it was 
conditioned with a requirement that the stone and wood be removed and that the building consist entirely of 
stucco.  The project was also conditioned with a requirement for a 5-foot front setback for portions of the structure 
located within 40 feet of the northwest corner of the site.  The plans being reviewed at this meeting are revised 
in accordance with these conditions. 
 
Time Extension (11/14/12): 
 
The Planning Commission granted a two-year time extension of the Design Review, Use Permit, and Coastal 
Development permits for this project on November 14, 2012.  Pursuant to Municipal Code Section 17.52.170.C, 
the criteria for evaluating a time extension is whether the conditions surrounding the original approval have 
changed, or whether the General Plan, Municipal Code, or Local Coastal Plan Program have been amended in 
any manner that would cause the approvals to be inconsistent with these plans or codes.  The Planning 
Commission approved the time extension since no conditions pertinent to the original approval had changed.  
Staff notes that the property was purchased by the current owners, Mark and Susan Stilwell, shortly after the 
time extension was issued. 
 
Permit Re-Issuance (10/20/15): 
 
A planning permit may be extended through a time extension one time, and if more time is needed beyond the 
time extension a full re-issuance of the permits is necessary.  As the time extension was about to expire, the 
property owner applied for a permit re-issuance in order to keep the permits active.  As opposed to a time 
extension, the re-issuance of a permit is discretionary and the City is not bound by previous decisions on the 
project. However, for re-issued permits staff and the decision making body typically rely on previous analysis 
and decisions for the permit.   
 
On October 20, 2015, the Planning Commission considered the re-issuance of the permits and denied the 
application by a 3-2 vote (3 denial, 2 approval).  The Commission's primary concerns were related to the 
proposed architectural style, building mass, and use of finish materials.  One commissioner commented that the 
architectural style mimicked other historic buildings in the City and recommended that the applicant propose a 
more modern architectural style.  Other commissioners felt that the proposed finish materials and excessive use  



 
of stucco added to the appearance of building mass.  In general, the Commission felt that improvements were 
needed to the building façade.   
 
The Planning Commission considered continuing the application so that the applicant could address the 
concerns that were raised.  However, the applicant requested a denial rather than having the project continued 
with a requirement for design changes.  Following the denial, the applicant appealed the Planning Commission’s 
decision to the City Council.  
 
City Council Appeal (11/3/15): 
 
On November 3, 2015, the City Council considered an appeal of the Planning Commission's denial.  Certain 
members of the Council expressed concern with the design and considered remanding it back to the Planning 
Commission, however, the appeal was continued.  The Council required that the applicant revise the plans to 
eliminate the stone and wood and to provide the 5-foot setback at the northwest corner as originally conditioned.  
The applicant has revised the drawings to be consistent with these requirements.   
 
At the meeting, Council members discussed the possible need to increase the setbacks around the hotel.  In 
order to maintain an urban edge, the City’s Municipal Code (CMC 17.14.130) requires that a minimum of 70% 
of the building (in the SC District) be established at the property line.  Approximately 73% of the proposed building 
is at the property line and the remaining 27% is set back.  Staff notes that there is limited opportunity to set back 
any additional areas of the building and still be compliant with the Municipal Code requirement that 70% be 
established at the property line.     
 
STAFF ANALYSIS:    
 
Tree Impacts: 
 
The project site contains five oak trees, one redwood, and three cypress trees.  There are also several Monterey 
Pine trees located in the right-of-way around the project site.  At the time that the project was originally reviewed, 
the City Forester conducted several site inspections and met with a third-party arborist to evaluate the potential 
impact to the trees.  This included evaluating tree root systems for oak trees and the redwood tree, which involved 
the removal of parking lot asphalt, hand digging and “air spading” in order to expose each tree’s root system.  
The City Forester has determined that the project, as mitigated, will not negatively impact significant trees.  The 
Mitigated Negative Declaration (MND) for this project includes a list of mitigations to protect the trees.   
 
Staff notes that one oak tree located on the east side (Mission Street) of the property has been removed and 
replaced since the project was originally considered.  On November 6, 2008, the Forest and Beach Commission 
approved the relocation of two significant oak trees from the eastern portion of the site in order to accommodate 
the project.  The trees will be removed from their existing locations with their root balls and be replanted 
immediately on site, or stored and maintained by an arborist until such time as conditions permit replanting.  Per 
the Forest and Beach Commission’s recommendations, a condition has been drafted requiring the applicant to 
place a $30,000 bond on these trees that will be used to replace each tree with a 60” box sized oak tree should 
they be damaged or fail.  
 
Staff notes that there is a group of cypress trees (Attachment 3) located on the south side (Fifth Ave) of the 
property, which have grown since the project was originally submitted in 2008.  Staff evaluated the trees with the 
City Forester and determined that two westerly trees could be trimmed to accommodate the new structure,  
 
 
 



 
however, the eastern-most tree would have to either be removed or the structure in this area would have to be 
set back an additional 10 feet (18 feet total) in order to provide room for the canopy.  The City Forester classified 
the tree as "moderately significant" due to issues with its structure and growth.  Because of the moderate 
classification, staff could support the removal of this tree with a requirement that a new upper-canopy 
replacement tree be planted on the site.  A condition has been drafted to address the removal and replacement 
of this tree.   
 
Hotel Design: 
 
Municipal Code Section 17.14.100 states that “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.”  In addition, the City’s Commercial Design Guidelines also provide the following applicable guidelines 
regarding commercial development: 
 
 “New Buildings should not imitate styles of the past but strive to achieve compatibility with the old.” 
  “Building forms should complement the rhythms established by other buildings in the immediate vicinity.”   
 “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. 

 Long blank walls should be avoided and building facades should be broken up visual to reflect the rhythm 
of typical storefronts, i.e. alterations, entrances or offsets every twenty to thirty feet.”  

 “Modifications to buildings should not create visual clutter that can arise from too many or 
uncomplimentary design elements.” 

 “The use of richly detailed wood, tile, moldings, corbels, brick, and stone, as well as landscaping, are 
encouraged.”  

 “Buildings and storefronts in the core commercial area should establish a pedestrian wall close to the 
front property line.”  

  
Between 2008 and 2010 the Carmel Sands project was reviewed by the Planning Commission on several 
occasions for compliance with the City’s regulations.  Several changes were made to the project throughout the 
process and it was approved by the Planning Commission on July 14, 2010.  The staff report from the final 
approval hearing is included as Attachment 5 and contains an analysis of the project’s compliance with several 
of the above noted guidelines.   
 
In the original review, much of the focus was on the massing, building forms and architectural details.  Staff 
originally noted that the proposed hotel would be larger than the buildings on most of the adjacent sites, however, 
the massing would be broken up by dividing the hotel into four separate buildings as proposed.  It was also 
concluded that the variation in height and setbacks would help to breaks up the mass along the street frontage 
and create visual interest.  The architectural design features a series of towers, balconies, recessed entries, and 
wall offsets to further create visual interest and avoid long blank walls as recommended in the Guidelines. 
 
Staff had identified that the majority of commercial building sites in the City are between 2,500 and 8,000 square 
feet in size and that the general exception to this trend is hotel sites. Apart from the Carmel Plaza, the majority 
of sites larger than 8,000 square feet are occupied by hotels. While most of the commercial buildings are modest 
in size and scale, many of the hotels are much larger in scale and generally consist of a unified architectural 
style. 
 
In addition, staff supported the proposed approach of similar, yet slightly different architectural designs for each 
building through the use of stucco, stone, and wood. The variations in materials, colors and details help break 
up the mass and scale of the project, but are not so different as to appear contrived or unnatural. Each building  



 
appears as a consistent whole and does not present excessive design complexity. The exterior materials are 
consistent with the Design Guidelines and with the architectural style of the buildings. 
 
Permit Re-Issuance: 
 
Staff supports the re-issuance of the permits based on the previous analysis and decisions that were made for 
this project and recommends approval with a condition that the applicant apply for a building permit within six (6) 
months and initiate construction within 15 months of City Council approval. In staff’s opinion, the existing Carmel 
Sands hotel does not positively contribute to the aesthetics and character of the downtown and the new hotel 
would be an improvement to the site. The proposed design provides an enhanced streetscape, the elimination 
of the large surface parking area, and improved facilities at this location. Nevertheless, this is a de novo hearing, 
meaning that the City Council is not bound by previous decisions and may approve, continue, deny, or remand 
the project to the Planning Commission for design changes.   
 
One change to the design that that the Council should consider is allowing for stone and wood siding as originally 
proposed.  At the time of the original approval in 2010, the Planning Commission preferred a more uniform 
treatment of the finish materials, and hence, required the removal of the stone and wood.  However, the current 
Planning Commission expressed concern with the exclusive use of stucco when it reviewed this project in 
October 2015 for permit re-issuance.  The Council could eliminate special condition #45 and approve the original 
version of this project, which includes a stone veneer at the southwest corner of the structure and board and 
batten siding on the east elevation.  Commercial Design Guideline A.5 states that: "Building walls facing public 
streets and walkways should provide visual interest to pedestrian.  Variations such as display windows, changes 
in building form, and changes in material, texture, or color are appropriate."  In staff's opinion, some variety in 
finish materials as originally proposed would be more consistent with this guideline than only using a single-color 
stucco.   
 
ENVIRONMENTAL REVIEW/CONSTRUCTION IMPACTS:   
 
The Planning Commission adopted the Mitigated Negative Declaration (MND) for this project on July 14, 2010 
and this decision was upheld by the City Council on November 2, 2010. The MND concluded that with certain 
mitigations, there will be no significant environmental impacts associated with this project.  Staff notes that there 
are no new circumstances or project revisions that require supplemental CEQA analysis, therefore, the original 
MND is still valid.   
 
Long-Term Operations: 
 
As identified in the MND, the proposed new hotel will be larger than the original by approximately 26,000 square 
feet, but will maintain the existing 42 rooms and therefore traffic associated with guest rooms occupancy is not 
anticipated to change significantly.  The proposed hotel will, however, include dedicated areas for services not 
currently provided, including a day spa, increased meeting space, and a small amount (1,400 sq. ft.) of retail 
space.  The MND identifies that a small amount of traffic would be attributed to these uses, however, this will be 
offset by the replacement of the existing 120-seat restaurant with a tapas bar, which is much smaller in size and 
seating capacity than the original restaurant.  Staff also notes that the number of on-site parking spaces would 
be increased from 42 to 64, which is an improvement in parking capacity and meets code requirements. 
 
Construction-Related Impacts: 
 
Staff notes that there will be some construction related impacts such as increased dust, traffic, noise, and parking 
that are temporary in nature and necessary for any major development at this site.  The MND identifies that the 
project will involve transporting a large amount of excavated soils off the site, approximately 16,800 cubic yards,  



to accommodate the proposed 16,550-square foot underground parking garage. Excavated earth will be loaded 
into trucks for off-site transport. This excavation would require approximately 33 truck trips per day, for a 45-day 
period along the haul-truck route, based on the construction schedule submitted by the project applicant.  The 
haul-truck route is included as Figure 4 in the MND, which will mitigate some of the traffic impacts.  The MND 
also includes a list of construction mitigations in order to mitigate impacts associated with dust. 

The MND also addressed potential noise impacts associated with construction and identifies that with noise 
control measures, the average-hourly construction noise levels would range from approximately 85 to 90 dBA at 
50 feet from the noise sourcel.  The MND includes a set of mitigations such as using noise-reduction devices 
and constructions barriers.  It is estimated that with these mitigations the construction-generated noise levels 
associated with the primary construction phases would range from approximately 73 to 84 dBA at 50 feet from 
the source. 

With regard to parking, the MND identifies that the project will result in temporary unavailability of existing on-
street parking spaces around the project site.  The MND states that parking for construction during the early 
phases of the project is proposed to be located at the City owned Rio Park behind the Carmel Mission to minimize 
off-site parking impacts, and that once the garage is completed, staging may take place onsite.  Staff notes the 
Condition #33 requires the applicant to review construction protocols, staging, and parking with the City prior to 
the issuance of the building permit.  The temporary parking location during the early phases of the project is 
subject to change and may include alternative locations such as Vista Lobos or the Sunset Center.   

ALTERNATIVES: 

Staff recommends that the City council grant the appeal and approve the Design Review (DR 14-36), Use 
Permit (UP 14-20), and Coastal Development permit applications subject to the attached findings and 
conditions.  As an alternative, the Council could take the following actions: 

1. Approve the request with revisions. If the required revisions are substantial, the Council may wish to
continue this item to allow the applicant to respond to Council direction.

2. Remand the application to the Planning Commission with direction on design changes.
3. Deny the application request and direct staff to prepare findings for denial based on deliberation at

the October 4, 2016 public hearing.

FISCAL IMPACT 

None. 
FISCAL IMPACT 

PRIOR CITY COUNCIL ACTION 

On November 2, 2010, the City Council upheld the Planning Commission’s decision and denied an appeal of 
the Carmel Sands project.  The City Council adopted revised project findings at a subsequent meeting on 
December 7, 2010. 

On November 3, 2015, the City Council considered an appeal of the Planning Commission's decision to deny 
the re-issuance of Design Review, Use Permit, and Coastal Development permit applications and continued 
the item with recommendations. 

ATTACHMENTS 

1. Findings
2. Conditions
3. Hearing Timeline



4. PC Final Staff Report (7/17/10)
5. CC Appeal Staff Report (11/2/10)
6. Tree Photographs
7. Original Elevations
8. Project Plans
9. IS/MND

10. Memo-Correspondence 



  Attachment 1  

CITY OF CARMEL-BY-THE-SEA 
 

CITY COUNCIL  
 

FINDINGS FOR DECISION  
 
DR 14-36/UP 14-20 
Mark and Susan Stilwell 
Carmel Sands  
NE Cor. San Carlos & 5th  
Block 50, Lots 13-20 & south ½ of 12  
APN:  010-131-025 and 010-131-026  
 
PROJECT DESCRIPTION: 
Consideration for the Reissuance of Design Review,  Use Permit, and Coastal Development 
Permit applications for the redevelopment of the Carmel Sands hotel located in the Service 
Commercial (SC) Zoning District (New planning application case numbers: DR 14-36 and UP 
14-20).    
 
FINDINGS OF FACT: 
1. This site is 32,997 square feet in size and is comprised of ½ of lot 12 and all of lots 13-

20 of Block 50 in the Service Commercial (SC) District of Carmel-by-the-Sea.    
 

Evidence 
• City of Carmel-by-the Sea property file and Monterey County Assessor’s 

records.  
• Official Zoning Map of Carmel-by-the-Sea. 

 
2. This site is developed with a 42-unit inn known as the Carmel Sands Lodge and 

includes a 120-seat full service restaurant.   
 

Evidence 
• City of Carmel-by-the Sea property file and business license records. 

 
3. The existing buildings on the site are not considered historically significant.  The City 

issued a Determination of Ineligibility for listing on the City’s Historic Inventory on 1 
September 2006. 

 
Evidence 

• Determination of Ineligibility dated 1 September 2006. 
• Letter dated 17 August 2010 from Preservation Consultant Kent Seavey.   

 
4. The property owner submitted an application for the demolition of the existing inn 
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and the construction of a new 57-unit inn on 21 March 2008.   
 
Evidence 
 

• Application Materials on file at City Hall.  
 
5. The City circulated an Initial Study(IS)/Mitigated Negative Declaration(MND) for the 

project in accordance with the California Environmental Quality Act (CEQA) from 13 
November 2008 through 3 December 2008. 

 
Evidence 

• Draft IS/MND dated 10 November 2008.  
• Notice of Intent filed with Monterey County Clerk on 11/12/2008.  
• Carmel Pine Cone Public Notice. 

 
6. The Planning Commission reviewed the IS/MND on 10 December 2008 and continued 

the project to a future meeting.  
 

Evidence 
• Planning Commission Minutes for 12/10/2008.  

 
7. The applicant subsequently revised the project to reduce the number of rooms to 42, 

which necessitated the preparation of a new IS.   
 

Evidence 
• Application materials on file at City Hall 

 
8. The City prepared a revised IS/MND based on the new project description and 

circulated it from 4 November 2009 through 24 November 2009.  The IS/MND 
identified 20 Mitigation Measures to address potentially significant impacts.     

 
Evidence 

• IS/MND dated 11/2/2009. 
• Notice of Intent filed with Monterey County Clerk on 11/5/2009. 
• Carmel Pine Cone Notice. 

 
9. Ten comments were submitted during the public comment period.  Staff issued a 

“Response to Comments” on 9 December 2009 responding to questions and concerns 
raised in comment letters.   
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Evidence 
• Comment letters on file at City Hall.  
• Planning Commission Packet dated 12/9/09.  

 
10. On 9 December 2009 and again on 10 February 2010 the Planning Commission 

determined that the IS/MND was adequate for the project and that no substantial 
evidence existed that the project might have a significant effect on the environment.   
 
Evidence 

• Planning Commission Minutes for 12/9/2009 and 2/10/2010. 
 
11. On 10 March 2010 the Planning Commission accepted the Design Concept for the 

project and determined that the proposed scale, massing and site design were 
appropriate for the project.  The Commission also determined that the proposed mass 
and scale of the project was consistent with other inns in the City and with existing 
structures in the vicinity.   

 
Evidence 

• Planning Commission Minutes for 3/10/2010. 
• Planning Commission Staff Report and Attachments dated 3/10/2010.   

 
12. On 10 March 2010 the Planning Commission determined that the requested height 

exceptions for the tower elements that exceed 30-feet in height were appropriate for 
the project and consistent with the Municipal Code. 

 
Evidence 

• Planning Commission Minutes for 3/10/2010. 
• CMC Section 17.14.150.B. 

 
13. On 14 July 2010 the Planning Commission approved all project permits and adopted a 

MND.   
 

Evidence 
• Planning Commission Staff Report and Attachments dated 7/14/2010.  
• Planning Commission Minutes for 7/14/2010.  

 
 
14. An appeal of the Planning Commission’s decision to adopt an MND and approve the 

project was filed by Barbara Livingston on 27 July 2010.  The appellant requested that 
the Council overturn the Planning Commission’s decision and require an 
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Environmental Impact Report for the Project.  The appellant further argued that the 
project had drawbacks that should lead to its denial.  
Evidence 

• Appeal Application dated 7/27/10.  
• Appeal Letter and Attachments dated 9/7/10.  

 
15. On 2 November 2010 the City Council received both oral and written testimony on the 

appeal and voted to deny the appeal and uphold the Planning Commission’s decision 
with a 5-0 vote.   

 
Evidence 

• City Council Staff Report and Attachments dated 11/2/10.  
• City Council Minutes for 11/2/10.  

 
16. The California Environmental Quality Act (CEQA) allows a lead agency to adopt a MND 

only if it finds on the basis of the whole record before it that there is no substantial 
evidence that the project will have a significant effect on the environment, and that 
the MND reflects the lead agency’s independent judgment and analysis.   

 
Evidence 

• CEQA Guidelines Section 15074.b.   
 
17. As defined by CEQA, a “Significant effect on the environment” means a substantial, or 

potentially substantial, adverse change in any of the physical conditions within the 
area affected by the project including land, air, water, minerals, flora, fauna ambient 
noise, and objects of historic or aesthetic significance.   

 
Evidence 

• CEQA Guidelines Section 15382.  
 
FINDINGS FOR DECISION: 
1. The Planning Commission adopted 40 Findings related to project approval on 14 July 

2010.  The City Council’s decision to deny the appeal and uphold the Planning 
Commission’s decision reaffirms these findings.   

 
Evidence 

• Planning Commission Staff Report and Attachments dated 7/14/10.  
• City Council Staff Report and Attachments dated 11/2/10. 
• City Council Minutes for 11/2/10.  
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2. Based on a review of the whole record, including public testimony given orally and in 

writing on 2 November 2010, the City Council determined that a fair argument, based 
on substantial evidence, can not be made that the project will have a “significant 
adverse effect” on the environment.  

 
Evidence 

• City Council Staff Report and Attachments dated 11/2/10.  
• City Council Minutes for 11/2/10.  
• Definition of “Substantial Evidence” in CEQA Guidelines Section 15384.   

 
3. The existing surface parking lot includes 42 parking spaces for the 42-room inn and the 

120 seat restaurant.  The site is currently nonconforming by approximately six parking 
spaces.  The proposed project exceeds the on-site parking requirement by seven 
spaces, a 13-space improvement based on the City’s required parking standards.  The 
project also creates new on-street parking spaces by eliminating existing access points 
on Fifth Avenue and on Mission Street.  The Porte de Cochere will also allow vehicles 
to pull off the street while checking in or out of the inn, thus limiting congestion.  A 
fair argument, based on substantial evidence, has not been made that the project will 
result in a “significant adverse effect” on traffic and parking.   

 
Evidence 

• City Council Staff Report and Attachments dated 11/2/10.  
• City Council Minutes for 11/2/10.  
• Adopted IS/MND and Mitigation and Monitoring Plan.  

 
4. Noise impacts are adequately addressed in the IS/MND.  A fair argument, based on 

substantial evidence, has not been made that the project will result in “significant 
adverse effects” related to noise.   
Evidence 

• MND Mitigation Measures 11-1 through 11-3.  
• Planning Commission Special Conditions of Approval #’s 31 and 42.  
• City Council Minutes for 11/2/10.  

 
5. The “canyon effect” referred to by the appellant is actually a desirable attribute in the 

commercial district.  The General Plan, Zoning Ordinance and Commercial Design 
Guidelines all encourage properties in the SC District to be built at, or close to the 
street to create a pedestrian wall.  The proposed project is consistent with these 
policies, standards and guidelines.   
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Evidence 
• City Council Staff Report dated 11/2/10.  
• General Plan Objective 01-11. 
• General Plan Policies P1-64 and P1-68.  
• CMC Section 17.14.130.  
• Commercial Design Guidelines pg. 8.   
• City Council Minutes for 11/2/10.  

 
6. The IS/MND adequately addresses public and private views. A fair argument, based on 

substantial evidence, has not been made that the project will result in “significant 
adverse effects” to public and/or private views.   

 
Evidence 

• Adopted IS/MND section I (aesthetics).  
• City Council Minutes for 11/2/10.  

 
7. The IS/MND adequately addresses air quality and global warming issues.  Greenhouse 

gas emissions associated with the project are negligible and all potential impacts are 
appropriately addressed through the adopted mitigation measures.   A fair argument, 
based on substantial evidence, has not been made that the project will result in 
“significant adverse effects” on air quality and/or global warming.   

 
Evidence 

• Adopted IS/MND section III (Air Quality). 
• Mitigation Measures 3-1 through 3-3.  
• City Council Minutes for 11/2/10.  

 
8. The total proposed floor area ratio for the project is 118% and the total building 

coverage is 76%.  The floor area is 17% below the base allowed floor area for the site 
(135%) and 27% percent below the maximum allowed floor area with bonuses (145%).  
The building coverage is 19% below the maximum allowed coverage (95%).  The 
project is significantly less massive than could be allowed under the zoning standards 
for the SC District.  The variations in setbacks, building heights, and the separation of 
buildings reduce the overall mass of the project.  A fair argument, based on 
substantial evidence, has not been made that the project will result in “significant 
adverse effects” on community character due to mass and bulk.   

 
Evidence 

• City Council Staff Report dated 11/2/10.  
• Approved Project Plans. 
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• CMC Sections 17.14.130 and 17.14.140.  
• City Council Minutes for 11/2/10.   

 
9. The argument that additional rooms could be added to the site creating additional 

impacts is premature as it is not part of the current project proposal.  If a proposal to 
add additional inn units on this site were submitted, it would constitute a new project 
under CEQA and require the appropriate review.   

 
Evidence 

• City Council Staff Report dated 11/2/10.  
• City Council minutes for 11/2/10.  
• CEQA Guidelines.  

 
10. Short term impacts related to project construction are adequately addressed in the 

IS/MND and the Planning Commission Special Conditions of Approval.  A fair 
argument, based on substantial evidence, has not been made that the project will 
result in “significant adverse effects” due to short term construction activities.     

 
Evidence 

• Adopted IS/MND.  
• Mitigation Measures 3-1, 3-2, 8-1, and 11-1 through 11-3.  
• Planning Commission Special Conditions of Approval #’s 32, 33 and 42.   

 
11. As conditioned by the City Council, the project shall include a five foot setback for the 

first 40 feet along San Carlos Street beginning at the northwest corner of the site.  This 
ensures that the project complies with the intent and requirements of the General 
Plan, Zoning Ordinance and Commercial Design Guidelines.   

 
Evidence 

• CMC Section 17.14.160.    
• Commercial Design Guidelines.  
• City Council minutes for 11/2/10.  

 
 



  Attachment 2 

CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

CONDITIONS OF APPROVAL 
 
DR 14-36/UP 14-20 
Mark and Susan Stilwell 
Carmel Sands Lodge 
NE Cor. San Carlos & 5th  
Block 50, Lots south ½ of 12 & 13-20 
APN: 010-131-025 and 010-131-026  
 
PROJECT DESCRIPTION: 
Consideration for the Reissuance of Design Review (DR 14-36),  Use Permit (UP 14-20), 
and Coastal Development Permit applications for the redevelopment of the Carmel 
Sands hotel located in the Service Commercial (SC) Zoning District.    
 
 
AUTHORIZATION: 
1. Entitlements.  This approval authorizes the issuance of Demolition, Design Review, Use 

and Coastal Development permits.  These establish an entitlement to: 
 
• Demolition all existing site improvements. 
• Construct a 64-space underground garage. 
• Construct a 42-unit hotel that includes a restaurant, two commercial spaces and a 

day spa facility.   
 

All approvals are based on the design plans approved on 14 July 2010 and all findings, 
mitigations (see Mitigation & Monitoring Plan), amendments and conditions 
presented at the meeting.  If any part of this entitlement is implemented, all parts, 
designs and conditions also shall be implemented.  The approvals shall be valid for two 
years from the date of final action unless a valid building permit has been issued and 
maintained for the purposes of construction.  
 

PROJECT CONDITIONS: 
 
(Hotel) 
2. All 42 hotel units shall be offered on a transient basis (less than 30 days).  None of the 

units shall contain kitchen facilities.    
 
3. The project shall include one manager’s unit, which may contain kitchen facilities.   
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4. No timeshare project, program, occupancy, use or ownership as defined in CMC 

Section 17.70 shall be permitted.   
 
(Parking) 
5. The use of the underground garage shall be limited to the parking and storing of 

vehicles and/or other non-commercial activities associated with the hotel.  
 
6. The driveway slope shall be completely contained on private property and shall not 

exceed 10% in the first and last five feet, or 25% in the intervening distance.   
 
7. As the total required parking includes employees and guests, employees shall not be 

prohibited from parking in the parking garage.   
 
(Restaurant) 
8. The restaurant shall be considered a “full line” restaurant for zoning purposes and 

shall be limited to 26 interior seats.  Additional seating is authorized in the adjacent 
outdoor courtyard facing Fifth Avenue and the interior courtyard per the approved 
site plan.   Restaurant hours shall be limited to 7:00 a.m. to 11:00 p.m. seven days a 
week.  Room service shall be permitted without a restriction on hours.   

 
9. The restaurant shall not operate as a “Drive-in, Formula Food or Fast Food” 

establishment as defined in CMC Section 17.70.  
  
10. Except as provided in CMC Sections 8.68.070 and 8.68.080 no restaurant shall provide 

prepared food to its customers in CFC-processed food packaging or polystyrene foam 
food packaging, nor shall any restaurant purchase, obtain, keep, sell, distribute, 
provide to customers or otherwise use in its business any CFC-processed food 
packaging or polystyrene foam food packaging.  The restaurant shall comply with all 
other requirements in CMC Section 8.68.   

 
11. 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. 

 
12. The business shall primarily be a restaurant with no more than 25 percent of the total 

number of seats located at a bar or in a separate bar room. 
 
13. Customers shall be provided with individual menus while seated at a table or counter. 
 
14. 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 
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labeled food store goods such as vinegars, oils and salad dressings shall be 
prepackaged and sealed. 

 
15. 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. 

 
16. 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 standards, and 
shall be available for use by both the employees and patrons of the business. 

 
17. 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. 

 
18. The restaurant shall include the installation of a grease trap to be reviewed and 

approved by the Carmel Area Waste Water District (CAWD). 
 
(Commercial Spaces) 
19. The conference facilities shall be used by guests of the hotel only so as to limit 

additional traffic generating uses on-site.     
 
20. All commercial spaces shall be established with permitted uses in the Service 

Commercial (SC) District as identified in CMC Section 17.14.  Any proposed use that 
requires a conditional use permit shall require separate review and approval by the 
Planning Commission.   

 
(Design) 
21. The applicant shall submit in writing any proposed changes to the project plans as 

originally approved on 14, July 2010 and approved by the Planning Commission, prior 
to incorporating changes on the site.  If the applicant changes the project without first 
obtaining approval, the applicant will be required to either: a) Submit the change in 
writing and cease all work on the project until either the Planning Commission or staff 
has approved the change; or b) Eliminate the change and submit the proposed change 
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in writing for review. The project will be reviewed for its compliance to the approved 
plans prior to final inspection approval. 

 
22. The Carmel stone facade shall be installed in a broken course/random or similar 

masonry pattern.  Setting the stones vertically on their face in a cobweb pattern shall 
not be permitted. 

 
23. The floor of all recessed public entrances shall be differentiated from the adjoining 

sidewalk through contrasting stone, brick, tile or other pavers that do not extend 
beyond the property line. 

 
24  All exterior paint shall be applied as a solid color, without texture or mottling.  No faux 

finishes are permitted.   
 
25. An exterior lighting plan shall be submitted as part of the building permit application 

that complies with the exterior lighting requirements of CMC Section 15.36.070. 
 
(Construction) 
26. All foundations within 15 feet of significant trees shall be excavated by hand.  If any 

tree roots larger than two inches (2") are encountered during construction, the City 
Forester shall be contacted before cutting the roots.  The City Forester may require 
the roots to be bridged or may authorize the roots to be cut.  If roots larger than two 
inches (2") in diameter are cut without prior City Forester approval or any significant 
tree is endangered as a result of construction activity, the building permit will be 
suspended and all work stopped until an investigation by the City Forester has been 
completed.  Twelve inches (12") of mulch shall be evenly spread inside the dripline of 
all trees prior to the issuance of a building permit. 

 
27. The applicant shall apply for an encroachment permit for all encroachments into the 

public right-of-way.  
 
28. The applicant shall install semipermeable or fully permeable pavers in the public 

rights-of-way along San Carlos Street, Fifth Avenue and Mission Street abutting the 
property.  The applicant shall coordinate with the Department of Community Planning 
and Building regarding the proposed paving materials prior to installation.    

 
29. Final construction documents shall include a plan for locating required utility meters, 

vaults and connections that do not use the public sidewalk.  Location within the 
garage or driveway is preferred. All utilities serving the property shall be installed 
underground.   
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30. Final construction documents shall include a plan showing all rooftop equipment such 

as heating, cooling and ventilation systems.  All equipment shall be designed so as not 
to be visibly prominent from the public right-of-way and adjoining structures. 

 
31. Final construction documents shall include a plan for garage ventilation that minimizes 

the conveyance of noise to adjacent properties and to the public right-of-way.   
 
32. Final construction documents shall include a drainage plan that addresses runoff 

during construction and post construction in compliance with regulations set for by 
the California Regional Water Quality Control Board – Central Coast Region 
(Resolution No. R3-2013-0032).  All site and roof runoff shall be maintained on private 
property to the extent possible. The contractor(s) shall use Best Management 
Practices for protecting the environment during project construction.  No oils, paints, 
solvents or other foreign liquids produced by or resulting from the use of construction 
vehicles, painting equipment, adhesives or any other source shall be allowed to enter 
the street, storm drain system, or soils.  No runoff containing cement, plaster, plastic 
or other construction materials shall be allowed to contaminate soils or to enter the 
public right-of-ways.   

 
33. Prior to issuance of a building permit for demolition and excavation the owner or 

contractor shall meet with the Building Official, Public Safety Director and the 
Superintendent of Public Works to review the Truck Haul Route and all protocols 
(staging areas, vehicle size, time limits, clean-up, communication, etc.) for the project.  
Damage to any portion of the City roadway/street area including but not limited to the 
flow-line, curbs, sidewalls, gutters, storm drains, etc. shall be repaired by the 
contractor/owner of the project at the owner’s expense.  Repairs shall be coordinated 
with the Public Works Superintendent and subject to the specifications set forth for 
street repairs.   

 
(Landscaping) 
34. All new landscaping shall be shown on a landscape plan and shall be submitted to the 

Department of Community Planning and Building and to the City Forester prior to the 
issuance of a building permit.  The landscape plan will be reviewed for compliance 
with the landscaping standards contained in the Zoning Code, including the following 
requirements: 1) all new landscaping shall be 75% drought-tolerant; 2) landscaped 
areas shall be irrigated by a drip/sprinkler system set on a timer; and 3) the project 
shall meet the City’s recommended tree density standards, unless otherwise approved 
by the City based on site conditions.  The landscaping plan shall show where new trees 
will be planted and/or relocated. 
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35.  Wherever cuts are made in the ground near the roots of trees in the public right-of-

way or on adjacent properties, appropriate measures shall be taken to prevent 
exposed soil from drying out and causing damage to tree roots. 

 
36. Trimming cuts shall conform to arboricultural standards and shall be made along the 

branch bark ridge under supervision of the City Forester or his designee. 
 
37. Damage to any public tree during tree removal, demolition, excavation or construction 

shall be reported immediately by the person causing the damage, the responsible 
contractor or the property owner to the Director of Forest, Parks and Beach.  The 
contractor and/or owner shall treat the tree for damage in the manner specified by 
the Director of Forest, Parks and Beach. 

 
38.   Wires, signs and other similar items shall not be attached to trees. 
 
(Misc) 
39.  The project shall not exceed the existing documented water credits for the site.  No 

debit from the City’s water allocation is authorized.    
 
40. The applicant shall pay the TAMC regional impact fee prior to issuance of a building 

permit.   
 
41. The applicant shall record a Notice of Determination within five days of the final City 

action on the project with the Monterey County Clerk and pay all applicable fees.   
 
42. Neighborhood courtesy.  All construction activities shall be limited to construction 

hours specified by the City.  The contractor shall establish a person to contact to 
receive neighborhood complains about noise or other construction activities.  This 
contact person shall be responsible for determining the cause of the complaint, 
requiring reasonable measures to avoid recurrence and reporting all contacts and 
follow-up actions to the Building Official.  Construction of the building and other 
improvements shall employ “good neighbor practices” including the provision of at 
least three days notice to property owners and building tenants within 200 feet for: 

  
 a)  The date construction will start. 
 

b)  Periods when unusually loud noises will need to be generated such as when 
jack-hammers and other equipment are used. 

 
c) The dates when any sidewalk closures will be needed and the provision of 

workable detours for pedestrians, as approved by the Building Official.  
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43. The applicant agrees, at its sole expense, to defend, indemnify, and hold harmless the 

City, its public officials, officers, employees, and assigns, from any liability; and shall 
reimburse the City for any expense incurred, resulting from, or in connection with any 
project approvals.  This includes any appeal, claim, suit, or other legal proceeding, to 
attack, set aside, void, or annul any project approval.  The City shall promptly notify 
the applicant of any legal proceeding, and shall cooperate fully in the defense.  The 
City may, at its sole discretion, participate in any such legal action, but participation 
shall not relieve the applicant of any obligation under this condition.  Should any party 
bring any legal action in connection with this project, the Superior Court of the County 
of Monterey, California, shall be the situs and have jurisdiction for the resolution of all 
such actions by the parties hereto. 

 
44. No landscape uplighting shall be permitted.   
 
45. All buildings shall consist of a stucco exterior and the main walls of the project shall 

consist of a single color, or slight variations of a single color.  The applicant shall 
present color renderings and/or other modifications to the City Council for final 
approval prior to the issuance of a building permit.  

 
46. A five foot front setback is required for any structure within 40 feet of the northwest 

corner of the site. 
 
47. Prior to the issuance of the Building Permit the applicant shall obtain a Tree Removal 

Permit to remove the cypress tree located on the south side of the property.  At least 
one new upper-canopy tree shall be planted on the project site at a location 
determined by the City Forester.  

 
48. Two oak trees classified as “significant” will be relocated from the eastern portion of 

the site, in order to accommodate the project. The trees will be removed from their 
existing locations with their root balls and be replanted immediately on site, or stored 
and maintained by an arborist until such time as conditions permit replanting. Once 
replanted, the trees are required to be monitored by an arborist to ensure they 
remain in healthy, thriving condition. The applicant shall submit a $30,000 bond for 
the removal of these trees. Should the relocated trees be damaged or fail, the $30,000 
bond will be used to replace each tree with a 60” box sized oak trees.  

 
49. The applicant shall apply for a building permit within six (6) months (4/2/17) from the 

date of City Council approval and shall initiate construction within 15 months (1/2/18) 
from the date of City Council approval.   

 
 



  Attachment 3 - Timeline 

Carmel Sands Hearing Timeline 
 
 
 
Date Review Body Request  Action 
8/14/2008 PC Preliminary Concept 

Review  
Provided guidance 

11/12/2008 PC 57 unit motel  Continued  
12/10/2008 PC  57 unit motel  Continued  
12/9/2009 PC 42 unit motel  Continued  
2/10/10 PC  42 unit motel  Continued 
3/10/10 PC 42 unit motel  Accepted Design 

Concept 
7/14/11 PC 42 unit motel  Approve Project and 

MND 
9/14/11 CC Appeal of PC’s 

Decision 
Continued 

11/2/10 CC Appeal of PC’s 
Decision  

Deny appeal, uphold 
PC’s decision to 
approve project 

12/7/10 CC Adoption of Findings Adopted Findings for 
Decision 

11/14/12 PC Time Extension Approved 
10/20/15 PC Permit Re-Issuance Denied 
11/3/15 CC Permit Re-Issuance Continued 
 
 
 
 
 
 



CITY OF CARMEL-BY-THE-SEA 
 PLANNING COMMISSION 
 AGENDA CHECKLIST Amended & Approved 7/14/10 
 
MEETING DATE:  14 July 2010  BLOCK:  50  LOTS:  13-20 
 
FIRST HEARING:   CONTINUED FROM:  3/10/10 
ITEM NO:  UP 08-2/DR 08-9  OWNER:  Carmel Sands Lodge Partners, LLC 
  STREAMLINING DEADLINE:   N/A 
 
SUBJECT: 
 

Consideration of Design Review, Demolition Permit, Use Permit and Coastal 
Development Permit applications for the redevelopment of the Carmel Sands hotel 
located in the Service Commercial (SC) District and consideration of a Mitigated 
Negative Declaration.    
 

ENVIRONMENTAL REVIEW: 
 

Proposed Mitigated Negative Declaration  
 

LOCATION:       ZONING: 
 
NE Cor. San Carlos & 5th       SC 
 

ISSUES: 
 
1. Does the application comply with Municipal Code and General Plan? 
2. Is the project consistent with the Commercial Design Guidelines? 

 
OPTIONS: 
1. Adopt a Resolution approving the project and Mitigated Negative Declaration. 
2. Adopt a Resolution approving the project and Mitigated Negative Declaration with 

modifications.  
3. Continue the project. 
4. Deny the project.  
RECOMMENDATION: 
Option #1  
 
ATTACHMENTS: 
1.   Staff Report dated 14 July 2010. 
2. Resolution adopting a Mitigated Negative Declaration, a Mitigation Monitoring Plan, 

Permits, Findings & Conditions.      
3. Revised sections of the IS/MND.  
4. Application Materials/Plans. 
5. Correspondence. 

STAFF CONTACT: Sean Conroy, Planning & Building Services Manager

mwiener
Typewritten Text
Attachment 4 - PC Report



CITY OF CARMEL-BY-THE-SEA 
COMMUNITY PLANNING AND BUILDING 

STAFF REPORT  
 
APPLICATION:  DR 08-9/  APPLICANT:  Carmel Sands Lodge Partners, LLC 
           UP 08-2 
BLOCK:           50          LOT:                 13-20 
LOCATION:         NE Cor. San Carlos & 5th     
  
 
REQUEST: 
Consideration of Design Review, Demolition Permit, Use Permit and Coastal 
Development Permit applications for the redevelopment of the Carmel Sands hotel 
located in the Service Commercial (SC) District and consideration of a Mitigated 
Negative Declaration.    
 
ADDITIONAL REVIEW: 
1. Forest & Beach Commission approved 11/6/08.   
 
BACKGROUND:  
The Carmel Sands Lodge is located at the northeast corner of San Carlos Street and Fifth 
Avenue and consists of three buildings.  The hotel includes 42 rooms and the restaurant is 
approved for 120 seats.  The site also includes a large surface parking lot and a 
swimming pool.  The buildings on the site are not considered historically significant.  A 
Determination of Ineligibility for listing on the City’s Historic Inventory was issued on 1 
September 2006. 
 
On 10 February 2010 the Planning Commission reiterated its previous decision that an 
EIR would not be required, as no substantial evidence had been submitted that a 
significant environmental impact might occur.  On 10 March 2010 the Planning 
Commission accepted the Design Concept for the project and determined that the 
proposed scale, massing and site design were appropriate for the project. 
 
PROJECT DESCRIPTION:  
The applicant is proposing to demolish the existing buildings on-site and construct a new 
hotel.  The redevelopment will include the following features: 
 

• 42 hotel rooms in four buildings. 
• Intra-block walkway and interior courtyard. 
• Two retail spaces. 
• Limited use restaurant. 
• 64-space underground garage. 
• Day spa facility. 
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The primary purpose of this hearing is to review the exterior finishes and details of the 
project.  If the Commission is supportive of the proposed final details, a resolution can be 
adopted approving the project and the environmental documents.  
 

PROJECT DATA FOR A 32,997 SQUARE FOOT SITE: 

Site Considerations Allowed/Required Existing Proposed 

Floor Area  44,546 sf (135%) 20,780 sf (63%) 39,077 sf (118%) 

Building Coverage 31,347 sf (95%) 10,559 sf (34%) 25,052 sf (76%) 

Building Height 30 ft.   26 ft.  30 ft.*  

Parking 57 spaces 42 spaces 64 spaces 

*Applicant is requesting height exceptions for tower elements per CMC 17.14.150. 
 
EVALUATION: 
CEQA:  On 9 December 2009 and again on 10 February 2010 the Commission 
determined that the proposed Mitigated Negative Declaration was appropriate for the 
project as no substantial evidence of significant environmental impacts had been 
presented.  As part of project approval, the Planning Commission would adopt the 
Mitigated Negative Declaration and a Mitigation and Monitoring Plan (see attached). If 
the project is not ultimately approved, no CEQA action is required.   
 
Also attached are minor revisions to the Initial Study (IS) that reflect some changes that 
have occurred to the project since the IS was circulated.  These changes are minor and do 
not require a recirculation of the document per CEQA Guidelines section 15073.5. 
 
Design Review:  CMC Section 17.14.120 requires that projects be broken up on sites of 
12,000 square feet or more to avoid the appearance of a single large project and to 
maintain the small scale and village character of the City.  The applicant has addressed 
this requirement by creating separate, distinct buildings and is proposing various exterior 
materials and color treatments.   
 
As discussed in previous staff reports, the majority of commercial building sites in the 
City are between 2,500 and 8,000 square feet in size.  The general exception to this trend 
is hotel sites.  Apart from the Carmel Plaza, the majority of sites larger than 8,000 square 
feet are occupied by hotels.  While most of the commercial buildings are modest in size 
and scale, many of the hotels are much larger in scale and generally consist of a unified 
architectural style.   



DR 08-9/UP 08-2 (Carmel Sands) 
14 July 2010 
Staff Report  
Page 3 
 
The primary question the Planning Commission should answer is whether the design 
approach of having several variations of colors, siding material and other architectural 
features is appropriate, or whether a more unified appearance is preferred.  Once the 
Commission has addressed the design approach, staff recommends reviewing each 
elevation on a street by street basis.   
 
Some of the Commercial Design Guidelines applicable to finish details that the 
Commission should use in its review include: 
 
Façade Proportions (pg. 7):  Each building should be treated as a consistent whole. 

• Modifications to buildings [or newly constructed buildings] should not create the 
visual clutter that can arise from too many or uncomplimentary design elements.  

• Lines of construction, patterns of openings, and such details as trim, windows 
style, door dimensions, wall color, and building and roof forms should be 
integrated throughout the building.  

• The relationship between building wall space and openings should be balanced.  
Wall space between openings should maintain a sense of visual substance or 
solidity.  

• Purely decorative balustrades and balconies are discouraged.  
 
Doors and Entries (pg. 12):  Entrances are typically recessed from the face by creating a 
small alcove.  

• Create recessed entries.  
• The floor of a recess should be differentiated from the adjoining sidewalk.  
• Entrances to stores should not be excessively wide, and single doors are strongly 

encouraged in preference to double doors.   
 
Materials, Textures and Colors (pg. 15):  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.  

• Paint should be applied as a solid color, without texture or mottling.  Antiqued or 
faux finishes are inappropriate.  

• Muted paint colors, which blend with the natural surroundings, are appropriate.  
 
The applicant is proposing the following exterior materials for the project: 
 
San Carlos Street:  The project is broken up into two separate buildings along the San 
Carlos Street frontage.  The northern building includes stucco siding Spanish style  
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roofing tiles, wood windows and doors and wrought iron railing.   
  
The southern building includes a combination of stucco and stone siding, Spanish tile 
roofing and a combination of wood and steel windows and doors.  The stone area serves 
to distinguish the area devoted to the restaurant from the rest of the hotel and appears 
structural and authentic.  The Commission may want to discuss whether the windows 
should be consistent throughout this building, either all wood or all steel.   
 
Fifth Avenue:  The project is broken up into three separate building facades along the 
Fifth Avenue frontage.  The western building also fronts on San Carlos Street and as 
mentioned above is clad with stone siding, a Spanish tile roof and a combination of wood 
and steel windows and doors.   
 
The middle building on the frontage consists of stucco siding with a Spanish tile roof, 
wood windows and doors and decorative tiles on the exterior wall of the lower level 
patios.  The eastern building is also clad with stucco siding, a Spanish tile roof, wood 
windows and doors, and a combination of wrought iron and tile railings.   
 
Mission Street:  The project is broken up into two primary buildings along Mission Street 
with additional building elements setback from the street.  The building on the corner of 
Mission Street and Fifth Avenue is clad with stucco siding, a Spanish tile roof, wood 
windows and doors and tile railings as described above.   
 
The building at the northern end of the frontage is clad with board and batten wood 
siding, a slate roof, wood windows and doors and wood railings.  The building is flanked 
on either side with tower elements that are clad in stucco siding and a Spanish tile roof.  
The use wood siding and a slate roof is a departure from the rest of the project and was 
done in part at the request of the Commission and also to comply with CMC Section 
17.14.120, which requires the project to be broken up.   
 
The proposed colors are shown in the attached plans.  Since the plans are copies, they 
may not accurately reflect some or all of the proposed colors.  A color board will be 
available at the hearing for review by the Commission.   
 
The applicant is proposing five separate colors for the primary building walls.  The 
proposed paint colors are muted, natural tones with lighter colors being used on the walls 
and darker colors being used on the windows, doors, balconies and other trim details.  
The proposed colors are consistent with the character of the downtown and the project’s 
surroundings.  
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In general, staff supports the proposed approach of similar, yet slightly different 
architectural designs for each building.  The variations in materials, colors and details 
help break up the mass and scale of the project, but are not so different as to appear 
contrived or unnatural.  Each building appears as a consistent whole and does not present 
excessive design complexity.  The exterior materials are consistent with the Design 
Guidelines and with the architectural styles of the buildings.   
 
Permits:  Final approval of this project includes Design Review, Coastal Development, 
Demolition and Use permits.  Design Review, Coastal Development and Demolition 
permits require a simple majority vote for approval, whereas Use Permits require a 4/5ths 
majority vote.  Since the Design Review, Coastal Development and Demolition permits 
are contingent upon the Use Permit, if a 4/5th affirmative vote cannot be achieved, the 
project will be considered denied.     
 
RECOMMENDATION: 
Adopt the attached Resolution certifying the Mitigated Negative Declaration, adopting a 
Mitigation and Monitoring Plan and approving all project permits. 
  
 
 
 
 



CITY OF CARMEL-BY-THE-SEA 
 

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING 
 

STAFF REPORT 
 
 
TO:  MAYOR MCCLOUD & COUNCIL MEMBERS  
   
FROM: SEAN CONROY, PLNG & BLDG SERVICES MANAGER 
 
THROUGH: RICH GUILLEN, CITY ADMINISTRATOR 
 
DATE: 2 NOVEMBER 2010   
 
SUBJECT: CONSIDERATION OF AN APPEAL OF THE PLANNING 

COMMISSION’S DECISION TO APPROVE THE CARMEL SANDS 
REDEVELOPMENT PROJECT AND TO ADOPT A MITIGATED 
NEGATIVE DECLARATION.  THE CARMEL SANDS LODGE IS 
LOCATED ON THE NORTHEAST CORNER OF SAN CARLOS 
STREET AND FIFTH AVENUE IN THE SERVICE COMMERCIAL 
(SC) DISTRICT (BLK 50, LOTS 13-20).  THE APPELLANT IS 
BARBARA LIVINGSTON. 

   
 
INTRODUCTION & BACKGROUND 
The Carmel Sands Lodge is located at the northeast corner of San Carlos Street and Fifth 
Avenue in the Service Commercial (SC) District.  The lodge consists of 42 guest rooms 
and a 120-seat restaurant in three buildings.  The site also includes a large surface parking 
lot and a swimming pool.  The buildings on the site are not considered historically 
significant.  A Determination of Ineligibility for listing on the City’s Historic Inventory 
was issued on 1 September 2006. 
 
An application was filed in 2008 for the demolition of the existing hotel and the 
construction of a new 57 room hotel.  The Planning Commission (PC) reviewed this 
project on August 13th, November 12th and December 10th, 2008.  The PC continued the 
project at its 10 December 2008 hearing.  There is a cap on the number of hotel rooms 
allowed in the City and the applicant had not yet identified where the additional 15 rooms 
would come from.  The PC indicated that more information was needed regarding the 
addition 15 rooms.      
 
The project was subsequently revised to eliminate the proposal to add 15 rooms.  The 
revised project was then reviewed by the PC at four separate meetings.  On 10 March  
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2010 the PC approved the Design Concept, and on 14 July 2010 the PC approved all 
development permits and adopted a Mitigated Negative Declaration.   
 
An appeal was filed on 27 July 2010 by Carmel resident Barbara Livingston.   
 
PROJECT DESCRIPTION 
The applicant is proposing to demolish the existing buildings on-site and construct a new 
hotel (see project plans in attachment “G”).  The redevelopment will include the 
following features: 
 

• 42 hotel rooms in four buildings 
• Intra-block walkway and interior courtyard 
• Two retail spaces 
• Limited use restaurant 
• 64-space underground garage 
• Day spa facility 
• A Porte Cochere vehicle entrance on San Carlos Street 

 

PROJECT DATA FOR A 32,997 SQUARE FOOT SITE: 

Site Considerations Allowed/Required Existing Proposed 

Floor Area  44,546 sf (135%) 20,780 sf (63%) 39,077 sf (118%) 

Building Coverage 31,347 sf (95%) 10,559 sf (34%) 25,052 sf (76%) 

Building Height 30 ft.   26 ft.  30 ft.*  

Parking 57 spaces 42 spaces 64 spaces 

*Applicant is requesting height exceptions for tower elements per CMC 17.14.150. 
 
APPEAL 
The appellant is requesting that the City Council overturn the PC’s decision to approve 
the project and adopt a Mitigated Negative Declaration based on two points, 1) an EIR 
should have been prepared, and 2) the project has significant drawbacks (see attachment 
“A”).  It is important to note that many of the letters, emails and the petition attached to 
the appellant’s submittal were addressing the previous proposal of a 57 unit motel, not 
the current proposal.       
 
EVALUATION 
The following section addresses comments raised in the appellant’s letter.  The numbers 
below correspond to the numbers annotated on attachment “A”.  Staff has summarized 
the concerns raised by the appellant and has included a brief response.   
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1.  The appellant argues that the applicant’s attorney stated in a letter that an EIR should 
be required for the project.   
 
Response:  The letter in question was in reference to the previous proposal that included 
15 new hotel rooms and not to the current proposal, which does not increase the room 
count.  The applicant’s attorney has submitted a letter to the Council indicating that the 
proposed Mitigated Negative Declaration is appropriate for the project (see attachment 
“B”).   
  
2.  The primary basis of the appeal is that an EIR should be prepared for the project.   
 
Response:  The California Environmental Quality Act (CEQA) requires that a lead 
agency prepare an Initial Study (IS) for all projects that are not categorically or statutorily 
exempt.  An IS is prepared to determine if a project may have a significant effect on the 
environment. 
 
Based on the results of the IS, a lead agency may determine whether to prepare a 
Negative Declaration (ND), a Mitigated Negative Declaration (MND) or an  
Environmental Impact Report (EIR).  A MND can only be adopted if there is no 
substantial evidence in light of the whole record that the project will have a significant 
effect on the environment that cannot be mitigated or avoided.  CEQA Guidelines Section 
15384 defines substantial evidence as: 
 
 “…enough relevant information and reasonable inferences from this information 

that a fair argument can be made to support a conclusion, even though other 
conclusions might be reached…Substantial evidence shall include facts, 
reasonable assumptions predicated upon facts, and expert opinion supported by 
facts.”   

 
The City prepared an IS for this project and determined that a MND was appropriate as 
all potentially significant impacts could be mitigated.  The IS/MND was then circulated 
for public comment.  The City received 10 comments, most of which simply requested 
that an EIR be prepared (see attachment “C”).  Two comment letters raised questions as 
to whether sufficient information had been provided in the IS/MND.  The City then 
prepared a Response to Comments that was subsequently reviewed by the PC (see 
attachment “D”).   
 
On 9 December 2009 and again on 10 February 2010 the PC determined that the MND 
was appropriate for the project.  The PC determined that the comments had been 
responded to, and that no substantial evidence of significant environmental impacts had 
been presented.  The PC then adopted the MND on 14 July 2010 (see attachment “E”).  
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3.  The appellant argues that the project could result in a canyon effect on San Carlos 
Street if the properties north of Fifth Avenue were built out to the sidewalk.   
 
Response:  The ‘canyon effect’ referred to by the appellant is actually a desirable 
attribute in the commercial district.  The General Plan, Zoning Ordinance and 
Commercial Design Guidelines all encourage properties in the SC District to be built at, 
or close to the street to create a pedestrian wall (see O1-11, P1-64, & P1-68 of the 
General Plan, CMC 17.14.130, & Commercial Design Guideline pg. 8).     
 
Even if the City did determine that a canyon effect at this location could be detrimental, 
the proposed project would not contribute any more to this effect than the existing two-
story structure on San Carlos Street already does, which is built to the sidewalk and 
stretches from lot line to lot line. 
 
4.  The appellant argues that public comments were not responded to.   
 
Response:  The Planning Commission reviewed and considered all public comments, 
both oral and written.  The Commission determined that all of the comments were 
appropriately addressed through the IS/MND, the Response to Comments (see 
attachment “D”) and the deliberation of the Commission.   
 
5.  The appellant argues that the mass and scale of the project are inappropriate.   
 
Response:  The majority of commercial building sites in the City are between 2,500 and 
8,000 square feet in size.  Most of these small commercial sites were developed 
independently with a wide array of architectural styles.  The architectural variety and 
small building sites contribute to the unique character of the City.   
 
Apart from the Carmel Plaza, the majority of sites larger than 8,000 square feet are 
occupied by hotels.  While most of the commercial buildings are modest in size and 
scale, many of the hotels are much larger in scale and generally consist of a single 
architectural style.   Hotels such as the Pine Inn, La Playa, and the Cypress Inn, for 
example, are all developed on sites well over 8,000 square feet and are much larger in 
scale than surrounding development.  However, these buildings add diversity and 
contribute significantly to the character of the City.   
 
Tables A and B (see attachment “F”) provide some additional context as to site size, 
number of rooms, density and height of many of the hotels in town, including most of the 
hotels surrounding the Carmel Sands project.  While the Sands is the second largest hotel 
site in the City, the project height, number of rooms, and room density are very consistent 
with many of the hotels in town, including those in the immediate vicinity.   
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The total proposed floor area ratio for the project is 118% and the total building coverage 
is 76%.  The floor area is 17% below the base allowed floor area for the site (135%) and 
27% percent below the maximum allowed floor area with bonuses (145%).  The building 
coverage is 19% below the maximum allowed coverage (95%).   
 
6.  Traffic congestion at San Carlos and Fifth and overall parking has not been 
adequately addressed. 
 
Response:  The analysis shows only slight changes to peak hour and daily trips to the 
site.  The existing surface parking lot accommodates 42 vehicles for the forty two-room 
motel and the 120 seat restaurant.  The site is currently nonconforming by approximately 
six parking spaces.  The proposed project exceeds the on-site parking requirement by 7 
spaces, a 13-space improvement based on the City’s required parking standards.  The 
project also creates new on-street parking spaces by eliminating existing access points on 
Fifth Avenue and on Mission Street.  The Porte de Cochere will also allow vehicles to 
pull off the street while checking in or out of the hotel, thus limiting congestion (see 
attachment “D” for more information).     
 
7.  The appellant argues that it is unlikely an EIR would be required if this project is 
approved and later additional hotel units are proposed.  
 
Response:  If a proposal were submitted to add additional units to this site, an IS would 
be prepared.  Based on the results of an IS, the City would then take the appropriate 
action.  Adding rooms would raise potential concerns related to parking and traffic along 
with issues related to where the proposed new rooms were being transferred from.   All of 
these issues would need to be addressed in the environmental review.  It is impossible to 
know whether an EIR would or would not be required without a complete project 
description.        
 
8.  The appellant argues that an EIR was required for the Plaza del Mar Project and 
should therefore be required for this project.   
 
Response:  There are several aspects to this project that make it very different from the 
Plaza del Mar Project (SE Cor. Dolores & 7th ).  The Plaza del Mar project was located 
adjacent to an historic district, involved a potentially significant architectural structure, 
required the removal of significant trees, involved a significant intensification of use and 
was requesting exceptions to several General Plan and Zoning standards.   
 
The Carmel Sands project is not adjacent to an historic district, does not involve 
historically or architecturally significant structures, does not include the removal of any 
significant trees, is not significantly intensifying the use on the site, and is not requesting 
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any variances.  There are two potential zoning discrepancies that do exist that are 
discussed below.  However, these discrepancies can easily be remedied and would not 
alone justify the preparation of an EIR.   
   
Planning Commission:  On 14 July 2010, the Planning Commission approved the 
project with a 4-1 vote.  One of the primary topics of discussion was whether it was 
appropriate to have each building include variations in materials, colors and styles, as 
shown on the drawings.  The concern expressed by the Commission was that having 
several variations in materials and styles may appear unauthentic and contrived.  The 
Commission approved the project with a condition that all of the buildings be clad with 
stucco siding with only slight color variations.  The applicant is required to return to the 
Commission for the final review of the exterior treatments prior to building permit 
issuance.   
 
This decision appears to conflict with CMC 17.14.120, which states that projects on 
building sites larger than 12,000 square feet are required to be broken up into two or 
more distinctively different developments to avoid the appearance of a single large 
project.  The project was designed with separate buildings with variations in materials 
and styles specifically to address this issue.  If the appeal is denied, the Council may want 
to discuss whether it prefers a unified appearance, as conditioned by the Planning 
Commission, or variations in materials and styles, as proposed by the applicant.  The 
Council could then provide direction to the Planning Commission on this issue.         
 
Setbacks:  An oversight was made regarding the front setback of the northern building 
on San Carlos Street.  The code requires a five foot setback for sites that abut the RC 
District. The northwest building currently has no front setback.  The applicant has 
indicated that the plans can be revised to comply with this setback requirement.  If the 
Council denies the appeal, the Planning Commission could review the revised plans at the 
same time it reviews the finished details for the project.   
 
OPTIONS 
The following are potential options for the Council to consider regarding this appeal: 
 
Option 1:  Deny the appeal in full    
This option would uphold the Planning Commission’s decision to approve the project and 
adopt a MND.   
 
Option 2:  Grant the appeal in full 
This option would void the Planning Commission’s approval of the project and would 
require the preparation of an EIR before taking further action on the project.        
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Option 3:  Grant the appeal in part 
If the Council determines that an EIR is not required, but would like to see changes in the 
project design and/or additional information in the MND prior to final approval, this 
option could be selected.  The Council could remand the project back to the Planning 
Commission with instructions.   
 
Option 4:  Continue Consideration of the Appeal to a Future Date 
This option would allow the City Council to request additional information prior to 
making a final decision on the appeal.   
 
RECOMMENDATION 
Option 3:  Deny the request to require an EIR but remand the design back to the Planning 
Commission to address CMC Section 17.14.120 related to providing more distinction in 
the project design and to address the front setback along San Carlos Street.   



  Attachment 6 – Tree Removal 
 
 
 

 

Cypress Trees - Facing north on 5th Ave  

Tree that 
requires 
removal 
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Initial Study and Mitigated Negative Declaration 
 
 
1. Project title:   Carmel Sands Hotel Redevelopment Project. 
  
2. Lead agency name and address:    City of Carmel-by-the-Sea  
         P.O. Drawer G 
         Carmel-by-the-Sea, California 93921 
 
 
3. Contact person/phone number:     Sean Conroy, Planning & Building Services Manager 
         (831) 620-2057 
 
 
4. Project location:   The property is located at the northeast corner of 5th Avenue and San Carlos 

Street, and is bounded by Mission Street to the east. Figure 1 illustrates Carmel-by-the-Sea’s 
regional location.  Figure 2 illustrates the project location.  

 
 
5. Project sponsor’s name and address:    Carmel Sands Lodge Partners, LLC 
          650 Lighthouse Avenue, Suite 260 
          Pacific Grove, CA  93950-2673 
 
6. General Plan designation:  Core Commercial 
 
 
7. Zoning:  Service Commercial (SC)                                                           
 
 
8. Description of the project: The project includes demolition of an existing, 20,780 square-foot, 42-

room motel, including a full-service restaurant/banquet space (approximately 3,500 square feet), 
and construction of a new 46,978 square foot, 42-room hotel, including a tapas bar (1,034 square 
feet), a day spa with four to five treatment rooms, meeting rooms (3,170 square feet), and retail 
space (1,400 square feet). The hotel development will be comprised of six buildings, ranging in size 
from 4,742 to 9,717 square feet.  A 66-space subterranean parking garage (16,800 cubic yards 
required for excavation), as well as an interior courtyard with intra-block pass-through to 
surrounding public sidewalks.  One oak tree classified as “significant” by the City Forester is 
proposed for removal and two “significant” oak trees are proposed to be relocated on-site.   

 
9. Surrounding land uses and setting:  The City of Carmel-by-the-Sea is located along the southern 

portion of the Monterey Peninsula, adjacent to Carmel Bay.  The City is recognized as a unique 
small coastal community with a predominantly residential village character and is approximately 
one square mile in size.  The Commercial District consists of approximately 45 acres and includes 
retail, motel, general services, residential, public and quasi-public uses.  The Commercial District is 
surrounded by the Single-Family Residential (R-1) District.  The project site is situated within the 
downtown commercial core, and is surrounded by a cottage-style hotel and multi-family residential 
units to the north; apartment buildings with ground-floor offices and a motel to the east; an office 
building, a restaurant and a gas station to the south; and two motels to the west. 
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10. Other public agencies whose approval is required (e.g., permits, financing approval, or 
participation agreement.):  Monterey Peninsula Water Management District, Monterey Bay 
Regional Water Pollution Control Agency; Monterey County Health Department 
 

11. Environmental Factors Potentially Affected: 
 

The environmental factors checked below would be potentially affected by this project, 
 involving at least one impact that is a “Potentially Significant Impact” as indicated by the 
 checklist on the following pages. 

 
x Aesthetics  Agricultural Resources x Air Quality  
      
x Biological Resources x Cultural Resources x Geology / Soils 
      
x Hazards & Hazardous 

Materials 
x Hydrology / Water Quality x Land Use / Planning 

   
      
 Mineral Resources x Noise  Population 
      
 Public Services  Recreation x Transportation / Traffic 
      
 Utilities / Service Systems x Mandatory Findings of 

Significance   
 

For the above referenced topics that are not checked off, there is no potential for significant 
environmental impact to occur from the proposed project and no further discussion in the 
Environmental Checklist is necessary.   
 
Based upon this analysis, many of the above topics on the checklist do not apply. Less than 
significant impacts are identified for aesthetics, air quality, biological resources, cultural 
resources, geology/soils, hazards and hazardous materials, hydrology/water quality, land use 
planning, noise, and transportation / traffic. These areas are discussed in more detail within the 
IS. 
 
The project will not have a quantifiable adverse environmental effect on the categories not checked 
above, as follows: 

 
Agricultural Resources:  The project is an infill development and will not result in the 
conversion or otherwise removal of any prime farmland or agricultural land from 
production; therefore no impacts to agricultural resources will result.  

 
Mineral Resources:  No mineral resources have been know to occur historically on-site; 
therefore mineral resources will not be affected or disturbed by this project.   
 
Population/Housing:  The proposed project, a demolition of an existing 42 room motel 
and infill development of a 42 room hotel on the same site, will not affect population 
numbers or housing units in any way. The redevelopment of the project site is not 
anticipated to create a demand for additional housing within the City of Carmel-by-the-
Sea.  
 
Recreation:  The project will not result in the development of housing or an increase in 
population, and therefore will not create additional demand for or affect existing 
recreational facilities. 
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Utilities and Service Systems:  The project will utilize existing utilities and service 
systems and will not result in the construction of, or affect the demand for, additional 
utility and services systems. Therefore no impact to existing systems will occur. 
 

 
12.  Determination: (To be completed by the Lead Agency) 
 

On the basis of this initial evaluation 
 

 I find that the proposed project COULD NOT have a significant effect on the environment, and 
this NEGATIVE DECLARATION has been prepared. 
 

 

x I find that although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because revisions in the project have been made by or 
agreed to by the project proponent.  A MITIGATED NEGATIVE DECLARATION will be 
prepared. 
 

 

 I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 
 

 

 I find that the proposed project MAY have a “potentially significant impact” or “potentially 
significant unless mitigated” impact on the environment, but at least one effect 1) has been 
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been 
addressed by mitigation measures based on the earlier analysis as described on attached sheets.  
An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that 
remain to be addressed. 
 

 

 I find that although the proposed project could have a significant effect on the environment, 
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or 
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or 
mitigation measures that are imposed upon the proposed project, nothing further is required. 

 

 
 
 
                                                                                                                                             
Signature         Date: 
 
Sean Conroy, Building and Planning Services Manager                                                                                                                   
Printed Name      For:  City of Carmel-by-the-Sea 
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13. Evaluation of Environmental Impacts: 
 

1) A brief explanation is required for all answers except “No Impact” answers that are adequately 
supported by the information sources a lead agency cites in the parentheses following each 
question.  A “No Impact” answer is adequately supported if the referenced information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project falls 
outside a fault rupture zone).  A “No Impact” answer should be explained where it is based on 
project-specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis). 

 

2) All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

 

3) Once the lead agency has determined that a particular physical impact may occur, then the 
checklist answers must indicate whether the impact is potentially significant, less than significant 
with mitigation, or less than significant.  “Potentially Significant Impact” is appropriate if there is 
substantial evidence that an effect may be significant.  If there are one or more “Potentially 
Significant Impact” entries when the determination is made, an EIR is required. 

 

4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” 
to a “Less Than Significant Impact.”  The lead agency must describe the mitigation measures, and 
briefly explain how they reduce the effect to a less than significant level (mitigation measures 
from Section XVII, “Earlier Analyses,” may be cross-referenced). 

 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.  Section 
15063(c)(3)(D).  In this case, a brief discussion should identify the following: 

 
  a)   Earlier Analysis Used.  Identify and state where they are available for review. 
 

           b)    Impacts Adequately Addressed.  Identify which effects from the above checklist were within 
the scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards, and state whether such effects were addressed by mitigation measures based on the 
earlier analysis. 

 

            c) Mitigation Measures.  For effects that are “Less than Significant with Mitigation Measures 
Incorporated,” describe the mitigation measures, which were incorporated or refined from the 
earlier document and the extent to which they address site-specific conditions for the project. 

 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources 
for potential impacts (e.g., general plans, zoning ordinances).  Reference to a previously prepared 
or outside document should, where appropriate, include a reference to the page or pages where 
the statement is substantiated. 

 

7) Supporting Information Sources: A source list should be attached, and other sources used or 
individuals contacted should be cited in the discussion. 

 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a project’s 
environmental effects in whatever format is selected. 

 

9) The explanation of each issue should identify: 
 

 a)  The significance criteria or threshold, if any, used to evaluate each question; and 
 

b) The mitigation measures identified, if any, to reduce the impact to less-than-significant. 
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I.   AESTHETICS  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Have a substantial adverse effect on a scenic 
vista?   ■  

b) Substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings, and 
historic buildings within a state scenic highway? 

   ■ 

c) Substantially degrade the existing visual character 
or quality of the site and its surroundings?   ■  

d) Create a new source of substantial light or glare 
that would adversely affect day or nighttime views in 
the area? 

 ■   

Discussion:  

Setting 

Situated along the highly scenic Monterey Coast, Carmel-by-the-Sea is recognized as a unique 
community with a residential village character in a forest setting, characterized by high-quality examples 
of revival styles of architecture in the community’s downtown commercial core.  The City has adopted 
Commercial Design Guidelines and a design review processes to maintain its village character and 
preserve its scenic qualities.  The Design Guidelines function in tandem with the applicable development 
standards for commercial zones in the City, found in the City’s Zoning Regulations.  This discussion 
focuses on project compliance with the Design Guidelines to address potential aesthetic impacts.  As 
discussed in Section IX, Land Use and Planning, the project complies with the commercial 
development standards of the Zoning Regulations.  Project plans and exhibits are attached for reference as 
Figure 3. 

A & B)  The project site is situated within a compact downtown setting.  Existing public and private views 
within the site area are mainly comprised of pine trees, oak trees and buildings, generally within the 
foreground.  Some of the existing second floor apartments northeast of the project site have minor ocean 
views, however, these views are filtered by existing trees and buildings.  No ocean or other scenic views 
are available from surrounding public streets or side walks. 

Story poles and netting were installed on-site on November 12, 2008 to indicate the height and locations 
of the proposed buildings.  Since that time, minor changes to the hotel design have been proposed; 
however, the story poles remain substantially representative of the massing and height of the project. An 
inspection of the poles from various public locations within the project area did not identify any scenic 
views that would be impacted by the project.   No existing private views will be substantially impacted by 
the project, because most existing views are highly filtered by existing trees and buildings; and the 
building heights generally do not rise substantially above other immediately surrounding buildings.  For 
these reasons, impacts on public and private views are considered less than significant. 

C) Visual Character of Site and Surroundings 

Project Site and Surroundings 

Buildings of various architectural styles, heights and street setbacks surround the project site, comprising 
an eclectic architectural setting.  A lodge comprised of one-story guest cottages and a two-story building 
abuts the project site to the north.  Also abutting the site to the north is a single-story, craftsman-style 
house, with two-story, wood-sided apartments behind.  Two-story, ranch-style motels characterized by 
simple, horizontal design elements and low-pitched roofs are situated on both the east and west sides of 
the project site.  A gas station, a cottage-style restaurant, and a contemporary, wood-paneled two story 
office building are located across 5th Avenue to the south of the site.  A lap-sided, cottage-style camera 
shop is located on the southwest corner opposite the project, and a two-story office and apartment 
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building is located on the southeast corner opposite the project, also of a cottage style characterized by 
half-timbering and dormers set within a steeply-pitched-roof.  Building setbacks and parking 
arrangements also vary, for example, structures to the south and east have little or no setback, and the 
motels to the west are set back with surface parking in front.   

The primary unifying elements in the immediate district are not the buildings, but rather the mature pine 
and oak trees, decorative garden and street plantings, and narrow sidewalks and streets representative of 
the village-like commercial core of Carmel.  

Design Guidelines     

The Commercial District Design Guidelines address three general areas of concern, including 
compatibility with the scale and massing of buildings in the immediate vicinity; establishment of a 
visually interesting pedestrian sidewalk corridor through careful design and placement of building 
frontages, plazas and planting features; and use of authentic exterior materials expressive of the intended 
building style, and avoidance of faux finishes and adornments. Ultimately, consistency with the Design 
Guidelines will be determined by the Carmel-by-the-Sea Planning Commission.  

Massing and Scale Compatibility 

As discussed above, surrounding buildings are one and two-story in height. With few exceptions, the 
surrounding two-story buildings have undifferentiated, long horizontal and/or vertical massing.  Single-
story buildings are cottage style, with simple massing characterized by single street-facing wall planes, 
with one or two recessed or projecting wall planes in some instances. Setbacks also vary, resulting in a 
general scale and massing pattern of one to three buildings per block facing the project site, varying from 
one to two stories. 

The project site is larger than most adjacent sites creating the potential for a more massive project 
appearance.  However, the project massing is broken up by dividing the hotel into four separate buildings 
facing the surrounding streets, deep, substantial wall recesses, and projections and rooflines, particularly 
on the 5th Avenue and Mission Street frontages, to respond to existing massing patterns.  The buildings 
are two stories in height, with the exception of tower focal points. The building at the southeast corner of 
the site (Building #4), steps down to one story in height at the corner of Fifth Avenue and Mission Street.  
The project design is compatible in massing and scale with surrounding development. 

Pedestrian Sidewalk Corridor 

The project is located within the Commercial Core area of the City, and is designed with minimal 
setbacks on all frontages, in accordance with Design Guideline policies to establish a visually interesting 
“pedestrian wall” close to the front property line.  The project design incorporates extensive visual relief 
through the use of projecting and recessing offsets; material and color changes, and incorporation of 
distinctive design features.  The building is also extensively glazed, and includes prominent street-facing 
doorways, and decorative portals providing access to the proposed intra-block walkway.  Small planters 
spaced at intervals along the building frontage and decorative exterior light fixtures also contribute to the 
visual interest of the building. 

Finish Materials, Colors and Textures 

The project design is responsive to the design guidelines calling for building materials and colors to 
respect the design traditions established in the commercial district; and encouraging the use of detailed 
wood, tile, moldings, corbels, stone and landscaping.  Materials proposed for the project include, at 
intervals, hand-toweled plaster, Carmel and quarry stone, board and baton siding, richly-patterned 
ceramic tile, stacked barrel roof tile, and decorative wood doors with extensive wrought-iron detailing.  
Also proposed are functional balconies, windows framed with heavy timber; and recessed patio areas with 
distinctive barrel-tile screening. 

Based on the discussion above, the project will be in compliance with the Commercial District Design 
Guidelines.  While the building will change the character of the site and immediate surroundings, the 
design of the proposed hotel is expected to result in a substantial improvement over the existing motel 
design, therefore, impacts on the visual character of the site and surroundings are expected to be less than 
significant. 



 

CARMEL SANDS INITIAL STUDY     CITY OF CARMEL-BY-THE-SEA 
 7 November 2, 2009  

D) Light and Glare 

The Commercial District Design Guidelines require lighting to be the minimum required for public safety 
and call for lighting fixtures to be discrete or compatible in design with building and site. The project 
material and fixture cut sheets specify decorative shaded lighting fixtures, which will create minimal, if 
any glare. To ensure that all fixtures do not result in significant new glare, and are also responsive to the 
Commercial Design District Guidelines, the following mitigation measure is included: 
 

MM 1-1    A project lighting plan shall be included in the construction drawings prepared for the project.  
The lighting plan shall include cut sheets for all proposed exterior lighting fixtures.  Prior to 
issuance of building permits, the Planning Department shall review the site plan for 
conformance with the Commercial Design Guidelines, ensure all fixtures include shading, 
glare cut-off shields or other glare-reducing features; that only intended areas are illuminated, 
and light spillage onto adjacent properties will be avoided. 

 

With the mitigation measure above, potential light and glare impacts associated with the project will be 
less than significant.   
 

II.  AGRICULTURE RESOURCES   
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the 
California Resources Agency, to a non-agricultural 
use? 

   ■ 

b)  Conflict with existing zoning for agricultural 
use, or a Williamson Act contract?    ■ 

c)  Involve other changes in the existing 
environment that, due to their location or nature, 
could result in conversion of Farmland, to a non-
agricultural use? 

   ■ 

 

Discussion: (A through C)   The project is an infill development; therefore no impacts to agricultural 
resources will result. See previous Sections 8 (Project Description) and 9 (Surrounding land uses and 
setting) and Section 11 (Environmental Factors Potentially Affected), as well as the sources referenced. 

 

 

III. AIR QUALITY  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Conflict with or obstruct implementation of the 
applicable air quality plan?    ■ 

b)  Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

  ■  

c)  Result in a cumulatively considerable net increase of 
any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard (including releasing emissions that 
exceed quantitative thresholds for ozone precursors? 

  ■  
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III. AIR QUALITY  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

d)  Expose sensitive receptors to substantial 
pollutant concentrations?  ■   

e)  Create objectionable odors affecting a 
substantial number of people?    ■ 

The analysis below addresses air quality impacts from both short term (construction phase) and long term 
(operational phase) perspectives.   

Short-Term (Construction) Impacts 

The project site is surrounded by existing residences, motels, restaurants, and offices, which could be 
impacted by airborne dust resulting from the earthmoving (excavation) phase of the project, as well as by 
airborne particulates from construction equipment diesel exhaust.  This is considered a potentially 
significant localized air quality impact.   

Discussion 

Air Pollutant Emission Criteria      Construction activities for the proposed project would generate 
fugitive dust emissions (PM10) associated with grading, movement of soil and other construction site 
preparation activities. Wind erosion and disturbance of exposed areas would also be sources of dust 
emissions. In addition, motor vehicle exhaust associated with construction equipment and construction 
personnel commuter trips, and material transport and delivery, would contribute to the generation of 
PM10. 

Construction activities are phased and assumed to not overlap.  Therefore, significance is judged by 
comparing significance thresholds to each phase of construction individually. The following table shows 
the quantified estimates of PM10 emissions from the construction activities associated with the proposed 
project, as well as estimates of emissions of other criteria air pollutants during the construction phase. As 
indicated in the table below, the project is not anticipated to exceed significance thresholds for criteria air 
pollutants. 

Emissions Summary of Unmitigated Summer Construction Activities 

Pollutant VOC NOx CO SO2 PM10 PM2.5 CO2 

Demolition (lbs/day) 3 17 13 0 1 1 1,612 

Grading (lbs/day) 3 27 15 0 6 2 2,353 

Building (lbs/day) 1 10 8 0 1 1 1,118 

Coating (lbs/day) 31 0 1 0 0 0 38 

Thresholds of Significance 
(lbs/day) 137 137 550 150 82 No 

Standard 
No 
Standard 

Significant? No No No No No No No 

Source: URBEMIS 2007 v. 9.2.4 Outputs 

Note: VOC- Volatile Organic Compounds, NOx - Nitrogen Oxides, CO – Carbon Monoxide, SO2 – Sulfur Dioxide, PM10 – 
Suspended Particulates, PM2.5 – Fine Particulate Matter, CO2 – Carbon Dioxide 

 

Site Area Criteria     A second type of emission threshold is based on the size of the area under 
construction.  The MBUAPCD has determined that construction activities that involve minimal earth 
moving over an area of 8.1 acres or more could result in potentially significant temporary air quality 
impacts, if not mitigated. Construction activities that require more extensive site preparation (e.g., grading 
and excavation) may result in significant unmitigated impacts if the area of disturbance were to exceed 
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2.2 acres per day (MBUAPCD 2004).  Because the project site is less than one acre in size, the project 
will not involve daily construction-related activities that would disturb this amount of earth. 

Although the project would not exceed criteria air pollutant thresholds, including PM10, during the 
construction phase, and would not exceed site area impact thresholds established by the air district, there 
is still potential for short term air quality impacts to be experienced by nearby businesses and visitors to 
the immediate area surrounding the project site.  This is because the surrounding development pattern is 
relatively compact and existing residential and commercial uses are separated from the project site by 
very short distances.  This proximity factor can increase the sensitivity of surrounding land uses to dust 
emissions, even while the project may not exceed established thresholds. For example, the Casanova 
Restaurant is located directly across 5th Avenue from the project site, and provides outdoor table service, 
which could be impacted by dust from the excavation phase of the project. 

Additionally, the project will involve transporting a large amount of excavated soils off the site – 
approximately 16,800 cubic yards – to accommodate the proposed underground parking garage.  
Excavated earth will be loaded into trucks for off-site transport.  This excavation would require 
approximately 33 truck trips per day, for a 45-day period along the haul-truck route, based on the 
construction schedule submitted by the project applicant.    This off-site transport of the excavated soils 
could result in fugitive dust escaping from truck beds, and dirt being tracked off the site onto City streets.  
Dust could impact businesses and residences along the haul truck route for the project established by the 
City. See Figure 4. 

The impacts above can be minimized, and reduced to a less than significant level, through 
implementation of the following mitigation measures: 
 
 

MM 3-1     To minimize dust impacts during construction, the Applicant shall implement the following 
MBUAPCD-recommended Best Construction Practices (BCPs) during all phases of 
construction, as determined necessary by the Department of Community Planning and 
Building  in consultation with the construction superintendent and/or foreman on site: 

• Water all active construction areas at least twice daily. Frequency should be based on the 
type of operation, soil, and wind exposure. 

• Prohibit all grading activities during periods of high wind (over 15 mph). 

• Apply chemical soil stabilizers on inactive construction areas (disturbed lands within 
construction projects that are unused for at least four consecutive days). 

• Apply non-toxic binders (e.g., latex acrylic copolymer) to exposed areas after cut and fill 
operations. 

• Haul trucks shall maintain at least 2'0" of freeboard. 

• Cover all trucks hauling dirt, sand, or loose materials. 

• Cover inactive storage piles. 

• Install wheel washers at the entrance to construction sites for all exiting trucks. 

• Sweep streets if visible soil material is carried out from the construction site. 

• Post a publicly visible sign, which specifies the telephone number and person to contact 
regarding dust complaints. This person shall respond to complaints and take corrective 
action within two hours. The phone number of the Monterey Bay Unified Air Pollution 
Control District shall be included on the sign to ensure compliance with Rule 402 
(Nuisance). 

 

 

Long-Term (Operational) Impacts 

Operational air quality impacts associated with commercial development projects are generally associated 
with a substantial net increase in the number of vehicle trips generated by the project.  The proposed hotel 
project would exceed the size of the existing motel; however, the number of hotel rooms will remain the 
same.  Kurt’s Carmel Chop House, an existing, full-service restaurant within the motel with a seating 
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capacity of 120 that is also used as meeting/banquet space, would be replaced with a limited service tapas 
bar with a seating capacity of 26, resulting in a substantial reduction in vehicle trip generation.  This 
reduction would be partially off-set, however, by new traffic generation associated with the proposed new 
meeting space, a day spa with up to six treatment rooms, and approximately 1,400 square feet of new 
retail space.   Because these new facilities are anticipated to be used primarily by hotel guests who have 
already traveled to the site, however, any increase in pollutants resulting from the project are anticipated 
to be minimal. 

Further, as recommended by the Monterey Bay Unified Air Pollution Control District, the evaluation of 
whether or not a hotel or motel project would lead to significant air quality emissions should be based on 
whether the project is consistent with the regional AQMP.  On October 21, 2008, the MBUAPCD found 
that the project is consistent with the MBUAPCD Air Quality Management Plan (MBUAPCD 2008).  
Therefore, any operational impacts of the project on air quality would be considered less than 
significant. 

Cumulative Impacts on Climate Change  

Construction of the proposed project would increase daily vehicle trips to and from the project site, 
thereby increasing greenhouse gas emissions (GHGs).  However, the project would emit negligible net 
GHG emissions and be consistent with statewide efforts to reduce cumulative impacts to global climate 
change.  This impact is considered less-than-significant with mitigation incorporated.   

Discussion 

No air district in California, including the MBUAPCD, has identified a significance threshold for GHG 
emissions or a methodology for analyzing air quality impacts related to greenhouse gas emissions.  The 
state has identified 1990 emission levels as a goal through adoption of AB 32.  To meet this goal, 
California would need to generate lower levels of GHG emissions than current levels.  However, no 
standards have yet been adopted quantifying 1990 emission targets.  It is recognized that for most projects 
there is no simple metric available to determine if a single project would help or hinder meeting the AB 
32 emission goals. In addition, at this time AB 32 only applies to stationary source emissions.  

Given the challenges associated with determining project-specific significance criteria for GHG 
emissions, quantitative criteria are not proposed for the Carmel Sands project.  For this analysis, the 
project’s incremental contribution to global climate change would be considered significant if it would 
conflict with any of the emissions thresholds, statewide programs, or exposure criteria discussed below: 

Substantial Increase in CO2 Emissions 

A project’s incremental contribution to global climate change would be considered significant if it would 
result in substantial net increases in greenhouse gases and CO2 emissions.  A substantial net increase 
occurs if the proposed project exceeds any threshold of significance for criteria pollutants set by the 
MBUAPCD (1).  Because no significance criteria have been established for CO2 emissions by the air 
district, a quantitative comparison to a standard cannot be performed.  Since the project’s incremental 
additional contribution to the total CO2 emissions of the City and region is negligible, it may be 
reasonably argued the increase is not substantial. 

Exposure of Persons to Significant Risks 

Emitting CO2 into the atmosphere is not itself an adverse environmental effect. It is the increased 
concentration of CO2 in the atmosphere resulting in global climate change and the associated 
consequences of climate change that results in adverse environmental affects (e.g., sea level rise, loss of 
snowpack, severe weather events). Although it is possible to generally estimate a project’s incremental 
contribution of CO2 into the atmosphere, it is typically not possible to determine whether or how an 
individual project’s relatively small incremental contribution might translate into physical effects on the 

                                                 
1 This approach is consistent with guidance from the California Air Pollution Control Officers’ Association (CAPCOA), which notes that 
implementing CEQA without an explicit threshold prior to formal guidance from the State of California’s Office of Planning and Research is 
appropriate.  This approach is also consistent with CAPCOA’s assertion that by defining substantial emissions of GHGs to performance standards (e.g., 
criteria pollutant emission thresholds), lead agencies would amass information and experience with specific project categories that would support 
establishing explicit thresholds in the future. 
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environment.  However, since the project’s incremental contribution to the total CO2 emissions of the 
City and region is negligible, the additional emissions resulting from the project will not contribute 
significantly to the exposure of persons to significant risks associated with the effects of global climate 
change. 

Conflict with Executive Order S-3-05 

Executive Order S-3-05 was issued by Governor Arnold Schwarzenegger on June 1, 2005.  In recognition 
of the state’s vulnerability to the impacts of climate change, the order mandates that overall state GHG 
emissions meet the following targets: By 2010, reduce GHG emissions to 2000 levels; by 2020, reduce 
GHG emissions to 1990 levels; and by 2050, reduce GHG emissions to 80 percent below 1990 levels.  
The project does not result in a reduction of GHG emissions, however, since the project’s incremental 
additional contribution to the total CO2 emissions of the City and region is negligible; it may reasonably 
be argued that the project will not substantially conflict with or obstruct implementation of the goals or 
strategies of Executive Order S-3-05. 

Inconsistency with the California Air Resources Board’s (CARB) 44 Early Action Measures for AB 32 
Compliance 

In accordance with Part 4 of Assembly Bill 32 (California Global Warming Solutions Act), the CARB has 
made public a number of early action measures that can be implemented prior to adopting formal 
limitations on GHG emissions in 2012.  Most of these measures are not directly related to construction 
and development activities, however, two of the measures are applicable to the project, and can be 
addressed by appropriate mitigation measures.  These measures include: 

CARB Measure 2:  Transportation: Diesel-Off-road equipment (non-agricultural) 

The goal of this measure is to reduce emissions of construction equipment through all feasible measures. 

The following mitigation measure shall be implemented to make the project consistent with this goal: 
 

MM 3-2   The proposed project shall be required to implement Best-Available Mitigation Measures for 
the control of emissions generated by off-road construction equipment, as recommended by 
the MBUAPCD at the time development is proposed.  Such measures may include the use of 
low emission construction vehicles and use of emission reduction devices and alternative 
fuels.  Idling of construction equipment for periods of greater than five minutes when not in 
use would be prohibited. 

 

CARB Measure 11:  Energy Efficiency: Cool communities 

The objective of this measure is to reduce the need for air conditioning through the siting and design of 
buildings and site features. 

The following mitigation measure shall be implemented to make the project consistent with this goal, 
resulting in no significant impact with consistency: 
 

MM 3-3   The Applicant shall implement measures sufficient to increase building insulation and 
energy efficiency beyond that required for compliance with California Title 24 energy-
efficiency requirements, and that the most current recommended measures are implemented 
to reduce energy-usage demands.  Such measures may include, but would not necessarily be 
limited to, incorporation of increased building insulation features, use of alternative 
renewable energy sources (e.g., solar panels and water heating); as well as the installation of 
energy-efficient (e.g., Energy-Star rated) building components, appliances, and 
heating/cooling equipment.   

 

Be subject to CARB's (California Air Resources Board) mandatory reporting requirements (generally 
required for projects producing more than 25,000 annual metric tons of CO2). 

Because the project is not anticipated to generate a substantial increase in overall vehicle trips the 25K 
annual metric ton threshold for reporting requirements would not be met.  The project is therefore not 
subject to the CARB’s mandatory reporting requirements.  
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Be inconsistent with the recommended global warming mitigation measures from the Attorney General, 
CAPCOA, Office of Planning and Research, or other appropriate sources. 

In September 2008, the California Attorney General issued a paper for use by local agencies in carrying 
out their duties under CEQA as they relate to global warming and climate change. Included were 
examples of various measures that may reduce GHG emissions of individual projects.  These measures 
address incorporation of energy efficient and renewable energy features; water conservation and 
efficiency features; waste reduction; and reduction of vehicle emissions.  This analysis will not address 
each measure specifically; however, the applicant proposes to implement LEED features into the project 
addressing site sustainability, water efficiency, alternative energy, materials and resources, indoor 
environmental quality, and design process, which are similar to measures recommended by the Attorney 
General.   

Based on the discussion above, the project’s cumulative impact on global climate change is considered 
less than significant with mitigation incorporated. 
 

IV. BIOLOGICAL RESOURCES   

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Have a substantial adverse effect, either directly 
or through habitat modifications, on any species 
identified as a candidate, sensitive, or special status 
species in local or regional plans, policies, or 
regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

   ■ 

b)  Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, and 
regulations or by the California Department of Fish 
and Game or US Fish and Wildlife Service? 

   ■ 

c)  Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of the 
Clean Water Act (including, but not limited to, 
marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other 
means? 

   ■ 

d)  Interfere substantially with the movement of any 
native resident or migratory fish or wildlife species 
or with established native resident or migratory 
wildlife corridors, or impede the use of native 
wildlife nursery sites? 

   ■ 

e)  Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

 ■   

f)  Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, 
or state habitat conservation? 

   ■ 

Discussion: 

A-D, F)  The project is located within an urban setting, on an infill development site currently occupied in 
its entirety by an existing motel and surface parking.  The only significant biological resources existing 
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on-site are cypress and oak trees deemed to be significant by the City Forester.  These trees are discussed 
in (E) below.  No impacts to species, habitats or plans listed in A-D, and F will take place with the 
project, therefore, no impacts to these resources will occur. 

E)  Preservation of Significant Pine and Oak Trees 

Section 17.48 of the Carmel-by-the-Sea Municipal Code includes standards for tree removal when trees 
are proposed for removal for a private development project.  Specifically, a tree removal permit is 
required for removal, replacement, cutting down or destruction of any tree identified on the Carmel-by-
the-Sea Recommended Tree List having either an average diameter of greater than two inches; or a 
circumference greater than six and one fourth inches, measured at appoint four and one and half feet 
above ground level.  Further, no tree classified as “significant” through the significant tree evaluation 
process may be removed unless a removal permit is granted by the City Forest and Beach Commission, 
after making findings for removal included in Section 17.48.070.  Significant trees approved for removal 
may be required to be replaced by a new tree at a place, of a species, and of a size designated by the City 
Forester or the Forest and Beach Commission (17.48.060.D.) 

The project site contains six oak trees, one redwood tree, and three cypress trees; eight of which have 
been classified as “significant” by the City Forester.  Of these significant trees, one 18” oak tree is 
proposed for removal.  There are also several Monterey Pine trees in the public right-of-way surrounding 
the site.  On November 6, 2008, the Forest and Beach Commission approved the request for removal of 
this tree, on the condition that one additional 60” oak tree be planted on-site.  In addition, the City 
Forester has conducted several inspections with the project applicant and a third-party arborist with the 
project plans to determine if the proposed development would negatively impact the health of significant 
trees.  This included evaluating tree root systems for the oak trees and the redwood tree, which involved 
the removal of parking lot asphalt, hand digging and “air spading” in order to expose each tree’s root 
system.  The City Forester has determined that the project, as mitigated will not negatively impact 
significant trees.   

Two oak trees classified as “significant” will be relocated from the eastern portion of the site, in order to 
accommodate the project.  The trees will be removed from their existing locations with their root balls 
and be replanted immediately on site, or stored and maintained by an arborist until such time as 
conditions permit replanting.  Once replanted, the trees are required to be monitored by an arborist to 
ensure they remain in healthy, thriving condition.  A $30,000 bond was placed on the trees as an 
additional condition of approval by the Forest and Beach Commission. Should the relocated trees be 
damaged or fail, the $30,000 bond will be used to replace each tree with a 60” box sized oak trees. 
Provided the following mitigation measures are implemented, impacts on the significant trees proposed 
for relocation will be less than significant: 
 

MM 4-1     Prior to issuance any construction or demolition for the project, the applicant shall remove, 
store, and maintain the significant trees proposed for replanting on-site in accordance with 
all requirements and specifications of the approved Arborist Report for the project.  

 

MM 4-2     Prior to issuance of certificate of occupancy for the project, the stored trees shall be 
replanted on site in accordance with the regulations and specifications of the approved 
Arborist Report.  Any replanted trees that later die or exhibit serous decline within one year 
after relocation shall be replaced with a Coastal Live Oak 60” in diameter in the same 
location. 

 

All trees on-site meeting the criteria of Section 17.48.050, and significant trees on the site not proposed 
for removal or relocation are required to be protected from on-and off-site construction activities.  
Impacts to these trees will be less than significant with implementation of the following mitigation 
measure: 
 

MM 4-3    Prior to issuance of demolition, grading or building permits for the project, on-site trees 
meeting the criteria of Section 17.48.050, and significant trees on the site not proposed for 
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removal or relocation, shall be protected in accordance with the City of Carmel Tree and 
Shrub code Section 12.28.340 protection requirements; especially: 

• Oil, gasoline, chemicals and other construction materials shall not be stored within the drip 
line of any tree. 

• Drains shall be installed according to City specifications so as to avoid harm to trees due to 
excess watering. 

• Wires, signs and other similar items shall not be attached to trees. 

• Cutting and filling around the base of trees shall be done only after consultation with the 
Director of Forest, Parks and Beach, and then only to the extent authorized by the Director of 
Forest, Parks and Beach. 

• 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 drip line 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 be required to erect protective barricades around all 
trees on a private building site.  

• Earth surfaces within the drip line of any tree shall not be changed or compacted. All 
equipment, material, and soil storage shall be kept beyond the drip line of trees. 

• 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. 
 

Finally, a number of trees exist within the public right of way abutting the project; and two trees exist on 
the property abutting the project site at the northeast corner, and may also require protection during 
construction.  Potential impacts to these trees will be reduced to less than significant with 
implementation of the following mitigation measure: 
 

MM 4-4   All trees within the public right of way abutting the project and any other trees deemed 
appropriate by the City shall be subject to all applicable retention, protection, and 
replacement measures required by the City of Carmel. 

 

No other biological resource exists on-site, or will be otherwise impacted by the project; therefore no 
impacts to other biological resources will occur as a result of the project. 
 

V. CULTURAL RESOURCES   Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Cause a substantial adverse change in the 
significance of a historical resource as defined in 
§15064.5? 

   ■  

b)  Cause a substantial adverse change in the 
significance of an archaeological resource pursuant 
to §15064.5? 

 ■    

c)  Directly or indirectly destroy a unique          
paleontological resource or site or unique geologic    
feature? 

 ■   

d)  Disturb any human remains, including those 
interred outside of formal cemeteries?  ■   
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Discussion: (A through D)  

A records search was completed for the project by the Northwest Information Center (NWIC), Sonoma 
State University, Rohnert Park on October 1, 2008.  The record search encompassed the project site and 
an area within a quarter mile radius.  The records search was conducted to identify the number and type of 
cultural resources (e.g., prehistoric sites, historic sites, historic buildings, or isolated artifacts) within and 
immediately adjacent to project boundaries. The records search did not identify any significant cultural 
resources within or adjacent to project boundaries. 

A search of the University of California Museum of Paleontology (UCMP), University of California, 
Berkeley database was completed for the Project area on September 12, 2008.  The database search 
identified paleontological resources within Monterey County, but did not identify any paleontological 
resources within or adjacent to project boundaries.  The UCMP, however, listed two paleontological 
resources in the Carmel area and fifteen in the Pebble Beach area.   

There are no historical resources as defined in §15064.5 within project boundaries.  The City has 
determined that the existing motel does not qualify as a historical resource as defined in CEQA. 

There are no known archaeological resources as defined in §15064.5 within project boundaries, but it is 
possible that excavation activities could uncover archaeological resources.  Implementation of the 
mitigation measure would reduce potential impacts to any inadvertently discovered archaeological 
resources to less than significant.  
  

MM 5-1     If cultural resources (i.e., prehistoric sites, historic sites, and isolated artifacts and features) are 
inadvertently discovered during project implementation, work shall be immediately halted 
within 50 feet of the discovery, the City shall be notified, and a professional archaeologist that 
meets the Secretary of the Interior’s Standards and Guidelines for Professional Qualifications 
in archaeology shall be retained to determine the significance of the discovery.  

The City and project applicant shall consider mitigation recommendations presented by the 
archaeologist.  The City and project applicant shall consult and agree upon implementation of 
measures that the City and project applicant deem feasible and appropriate.  Such measures 
may include avoidance, preservation in place, excavation, documentation, curation, data 
recovery, or other appropriate measures.  The project proponent shall be required to 
implement any mitigation necessary for the protection of cultural resources.   

There are no known unique paleontological resources or sites, or any unique geologic features within the 
project site, but it is possible that project related activities could uncover paleontological resources or 
unique geologic features.  Implementation of the following mitigation measure would reduce any 
potential impacts to any inadvertently discovered paleontological resources to a less than significant 
level. 

 

MM 5-2      If potentially unique paleontological resources are inadvertently discovered during project 
implementation, work shall be immediately halted within 50 feet of the discovery, the City 
shall be notified, and a professional paleontologist shall be retained to determine the 
significance of the discovery.   

 

There are no known archaeological sites within or adjacent to the project boundaries and the project site 
has been previously disturbed.  It is therefore unlikely that project related activities would disturb any 
human remains.  Implementation of the following mitigation measure, however, would reduce any 
potential impacts of any inadvertent discovery of human remains to a less than significant level.   
 

MM 5-3 If human remains are discovered during project implementation, all work shall be 
immediately halted within 50 of the discovery, the City shall be notified, and the County 
Coroner shall be notified, according to Section 5097.98 of the State Public Resources Code 
and Section 7050.5 of California’s Health and Safety Code.  If the remains are determined to 
be Native American, the coroner shall notify the Native American Heritage Commission, and 
the procedures outlined in CEQA Section 15064.5(d) and (e) shall be followed.   
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In summary, it is not anticipated that the project would impact any historical, archaeological, or 
paleontological resources, or unique geologic features, or human remains.  There is a possibility, 
however, for the inadvertent discovery of these resources during project implementation.  Implementation 
of the above mitigation measures would reduce any potential impacts to these resources, however, to a 
less than significant level. 

 

VI. GEOLOGY AND SOILS   

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Expose people or structures to potential 
substantial adverse effects, including the risk of loss, 
injury, or death involving: 

    

i) Rupture of a known earthquake fault, as delineated 
on the most recent Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State Geologist for the 
area based on other substantial evidence of a known 
fault?  Refer to Division of Mines and Geology 
Special Publication 42. 

   ■ 

i)  Strong seismic ground shaking?  ■   

ii)  Seismic-related ground failure, including 
liquefaction?   

  ■  

iii)  Landslides?    ■ 

b)  Result in substantial soil erosion or the loss of 
topsoil?    ■ 

c)  Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a result 
of the project, and potentially result in on- or off-site 
landslide, lateral spreading, subsidence, liquefaction 
or collapse? 

  ■  

d) Be located on an expansive soil, as defined in 
Table 18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

  ■  

e) Have soils incapable of adequately supporting the 
use of septic tanks or alternative wastewater disposal 
systems where sewers are not available for the 
disposal of wastewater? 

   ■ 

Discussion: (A through E) 

According to the California Department of Mines and Geology, there are no Alquist-Priolo Earthquake 
Fault Zones within City boundaries.   The closest faults to the project site include the Cypress Point fault, 
which is potentially active and located approximately one mile from the project site; and the San Gregorio 
fault and Monterey Bay Fault complex.   These faults are active and located off shore.   Therefore, no 
impacts to the project are anticipated resulting from rupture of a known fault as delineated on the most 
recent Alquist-Priolo Earthquake Fault Zoning Map.  

Based on the soils investigation, the project site is located in an area, which is susceptible to ground 
shaking.  Structural damage can result from the transmission of earthquake vibrations from the ground 
into the structure, which could expose people and structures to seismic related hazards.  This would be 
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considered a potentially significant impact.  The following mitigation measure would ensure that 
exposure to seismic ground shaking would be reduced to a less than significant level. 
 

MM 6-1 The applicant shall incorporate all the project geotechnical report recommendations into the 
future design and development of the project site and comply with the current addition of 
California Building Code. 

 

 

Liquefaction, Land Sliding, Slope Failure, and Expansive Soils 

According to a soils investigation prepared for the project site in 1987 for a previous development 
proposal, the potential for liquefaction at the project site is insignificant based on soil consistency, 
location of the ground water table and subsurface soil characteristics.  The project site is relatively flat.  
Therefore, the potential for seismically-induced land sliding or slope failure at the project site is 
considered low.  Laboratory analysis indicates the near surface soils consist of moderate low to low 
expansive properties.  Therefore, impacts associated with expansive soils are considered less than 
significant. 

The proposed project would utilize sewer services provided by the City of Carmel-by-the-Sea.  
Consequently, no septic tanks or alternative wastewater disposal systems would be used.  Therefore, the 
proposed project would have no impact associated with septic tanks or alternative wastewater disposal 
systems. 
 

VII.  HAZARDS AND HAZARDOUS 
MATERIALS   

  

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Create a significant hazard to the public or the 
environment through the routine transport, use, or 
disposal of hazardous materials? 

   ■ 

b)  Create a significant hazard to the public or the 
environment through reasonably foreseeable upset 
and accident conditions involving the release of 
hazardous materials into the environment? 

 ■   

c)  Emit hazardous emissions or handle hazardous 
or acutely hazardous materials, substances, or waste 
within one-quarter mile of an existing or proposed 
school? 

   ■ 

d)  Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or 
the environment? 

   ■ 

e)  For a project located within an airport land use 
plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use 
airport, would the project result in a safety hazard for 
people residing or working in the project area? 

   ■ 

f)  For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for people 
residing or working in the project area? 

   ■ 

g)  Impair implementation of, or physically interfere 
with, an adopted emergency response plan or emergency 
evacuation plan? 

   ■ 
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VII.  HAZARDS AND HAZARDOUS 
MATERIALS   

  

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

h)  Expose people or structures to a significant risk 
of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to urbanized 
areas or where residences are intermixed with 
wildlands? 

   ■ 

 

Discussion: (A through D)  

On-Site Reconnaissance 

An on-site reconnaissance of the project site was conducted by Geocon Consultants, Inc. in November, 
2006, to assess any potential sources of contamination from neighboring properties.  A mix of 
commercial and residential uses surrounds the project site.  Commercial uses include lodging, restaurants, 
retail shops, and a Shell gasoline service station.  

The project site and adjacent properties were evaluated during the site reconnaissance to identify potential 
“recognized environmental conditions,” including: evidence of current and/or past use or storage of toxic 
or hazardous materials; above ground storage tanks (ASTs) or underground storage tanks (USTs); pipes 
and pipelines; water wells; electrical transformers containing Polychlorinated Biphenyls (PCBs); visible 
soil discoloration; and drums, barrels and other storage containers.  

Records Search – On-Site 

A search of federal, state, and local environmental record databases concluded that the project site was 
not referenced in any of the databases as exhibiting potential recognized environmental conditions. While 
conducting the on-site reconnaissance no evidence of current or prior existence of hazardous material 
storage (storage barrels, drums, or evidence of leakages or spills) was found. No evidence was found of 
current or previously existing ASTs or USTs. No potential Polychlorinated Biphenyl (PCB) containing 
equipment such as pad-mounted electrical transformers or pole-mounted electrical transformers were 
observed on the project site. 

Lead-Based Paints and Asbestos      In researching the project site’s development history, Geocon 
concluded that given the age of the buildings on the project site it is possible that lead based paints may 
have been used during the building’s construction. Most of the site structures have existed since the early 
1950s; however, it was not until 1978 that lead based paints were banned. In addition to lead based paints, 
the buildings may have also incorporated asbestos containing materials in their construction. There is no 
indication at this time of asbestos or lead paint; however, considering the date of construction it is 
recommended that a complete asbestos and lead containing paint survey be conducted prior to any 
structural demolition activities.  Provided the measures below are implemented, potential impacts from 
asbestos or lead-based paints would be reduced to less than significant. 
 

MM 7-1  Prior to issuance of demolition permit, the applicant shall hire a qualified professional to 
conduct a pre-demolition asbestos survey.  If asbestos is encountered during the survey, the 
applicant shall have the asbestos removed, transported and disposed of in accordance with 
local, County and state regulations. 

 

MM 7-2    Prior to issuance of a demolition permit, the project applicant shall contract with an approved 
Lead Inspector/Assessor to conduct a full site assessment for lead-based paint.  Prior to general 
demolition and site clearing activity, all identified deteriorating lead-based paint shall be 
removed by a licensed lead paint abatement contractor and properly disposed of in accordance 
with Title 22 of the California Code of Regulations, subject to review and approval by the City 
of Carmel-by-the-Sea.   
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Records Search – Off-Site 

Geocon conducted a database search of hazardous waste generating uses within a quarter mile of the 
project site.  The search resulted in the identification of three small quantity generators of hazardous 
waste as well as properties containing an AST or UST.  

A summary of these properties and their uses is listed below, including potential sources of 
contamination, such as ASTs, USTs, and any documented contamination such as spills or leakages. The 
likelihood of potential contamination originating from these properties impacting the project site is 
unlikely, for the reasons described below. 

• The Shell service station is a commercial use property located across 5th Avenue south of the 
project site. It is listed as a small generator of hazardous waste and contains an active UST. This 
property has no record of violations or incidents.  

• The Carmel Cleaners is a commercial use property located 1,050 feet northeast of the project site. 
It is listed as a small generator of hazardous waste. This property has no record of violation or 
incidents. 

• Pacific Bell is a commercial use property located 1,225 feet southeast of the project site. It is 
listed as a small generator of hazardous waste and contains a UST. The property has no record of 
violations or incidents.  

• The Carmel Mission Cleaners is a commercial use property located 730 feet southwest of the 
project site. It is listed as a property with a reported leaking UST resulting in soil contamination; 
however, a remediation plan has been approved for the property. The likelihood of contamination 
impacting the site from this property is minimal because contamination only affects the soil, and 
has not entered the groundwater flow.  

• The Carmel Public Works Yard is a corporate yard property located 600 feet northeast of the 
project site. It has been listed as a property with a leaking UST and as a property that has 
provided notification about a contamination that could have impacted drinking water. Although 
this property is located hydraulically up gradient from the project site, the likelihood of 
contamination from the property is minimal due to the yard’s distance from the project site. Based 
on the closed regulatory status of the leaking UST, the lack of violations or incidents, and the 
discussion above, the site is not expected to pose a significant adverse impact to the project site.   

• A property site located 600 feet northeast of the project site was at one time occupied by a 
Chevron service station. This property has been listed as a facility that had been historically 
operated as a UST. No violations or incidents have been recorded for this property. 

For the reasons above, impacts to the project from contaminated materials are considered less than 
significant. 

E and F)  No airport or private airstrip is located within the vicinity of the project site.  No impacts 
associated with airports or private airstrips are anticipated to occur. 

G and H) The proposed project will not impair implementation of an adopted emergency response plan.  
The proposed project is located in an area that is already developed.  No impacts to emergency response 
plans or wild land fires will occur. 
 

VIII. HYDROLOGY AND WATER QUALITY            Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Violate any water quality standards or waste 
discharge requirements?  ■   

b)  Substantially deplete groundwater supplies or 
interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer 

  ■  
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VIII. HYDROLOGY AND WATER QUALITY            Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

volume or a lowering of the local groundwater table 
level (e.g., the production rate of pre-existing nearby 
wells would drop to a level which would not support 
existing land uses or planned uses for which permits 
have been granted)? 

c)  Substantially alter the existing drainage pattern 
of the site or area, including through the alteration of 
the course of a stream or river, in a manner that 
would result in substantial erosion or siltation on- or 
off-site? 

  ■  

d)  Substantially alter the existing drainage pattern 
of the site or area, including through the alteration of 
the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a 
manner that would result in flooding on- or off-site? 

  ■  

e)  Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial 
additional sources of polluted runoff? 

  ■  

f)  Otherwise substantially degrade water quality?   ■  

g)  Place housing within a 100-year flood hazard 
area as mapped on a federal Flood Hazard Boundary 
or Flood Insurance Rate Map or other flood hazard 
delineation map? 

   ■ 

h)  Place within a 100-year flood hazard area 
structures that would impede or redirect flood flows?    ■ 

i)  Expose people or structures to a significant risk 
of loss, injury or death involving flooding, including 
flooding as a result of the failure of a levee or dam? 

   ■ 

j)  Inundation of seiche, tsunami, or mudflow?    ■ 

Discussion: (A through J) 

The project involves the demolition of an existing motel occupying an infill site and replacement with a 
new, hotel occupying the same site.  Wastewater will continue to be disposed of via an existing 
connection to the City sanitary sewer system for treatment at the City’s wastewater treatment plant, 
thereby continuing to meet waste discharge requirements.   

Impacts to surface water quality could result from the project during the construction phase, as well as the 
post construction/operational phase.  Construction phase impacts could result from dirt leaving the site 
and entering the storm drain system by being tracked onto adjacent sidewalks and streets by haul trucks; 
by runoff from exposed earth and stockpile areas during rainy periods; and from wind-blown dirt and dust 
off-site from stockpiles.  Construction runoff can also result from cleaning solvents and leaking fluids 
from construction equipment being used during project construction.  Implementation of the following 
mitigation measures will reduce potential construction water quality impacts to a less than significant 
level: 
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MM 8-1     Prior to issuance of demolition or grading permits for the project, an Erosion and Drainage 
Control Plan shall be prepared by the applicant, and submitted to the City of Carmel 
Department of Public Works and Community Planning and Building Department for 
approval, in accordance with Section 17.43.030(A)(1) of the municipal code.  The following 
measures shall be incorporated into the plan, and implemented during demolition, grading 
and construction along with all other applicable Best Management Practices as identified in 
the Monterey Regional Storm Water Management Program: 

1. Schedule earthwork to occur primarily during the dry season to prevent most runoff erosion. 

2. Barriers (berms or filtration barriers, such as filter fabric fences or straw wattles) shall be 
placed around the construction site. 

3. Protect storm drain inlets from sedimentation with berms or filtration barriers, such as filter 
fabric fences or straw wattles.   

4. Install gravel construction entrances to reduce tracking of sediment onto adjoining streets. 

5. Sweep on-site paved surfaces and surrounding streets daily to collect sediment before it is 
washed into the storm drains or channels. 

6. Store all construction equipment and material in designated areas away from and storm drain 
inlets.   

7. Collect construction waste daily and deposit in covered dumpsters. 

8. After construction is completed, clean all drainage culverts of any accumulated sediment and 
debris.  
 

Post Construction / Operational Phase Impacts: 

Surface Runoff/Storm Water Management:   On-site sources of polluted runoff associated with 
commercial uses typically include surface parking areas and driveways, refuse storage areas, and planting 
areas where pesticides and fertilizers are used.  Pollutants from these areas can potentially be washed into 
the storm drain system during storm events, thereby impacting surface water quality.  Sources of polluted 
runoff from the proposed hotel project are anticipated to be minimal because the parking area, including 
the access driveway, are proposed to be drained to an on-site oil/water separator system, for ultimate 
disposal to the City’s sanitary sewer system and treatment plant. Equipment wash areas and refuse storage 
areas will also be located below grade within the parking area, and will drain to the oil/water separator 
system.  Surface planting areas are proposed for the project and could result in pesticides and fertilizer 
runoff.  Implementation of the following mitigation measure will minimize these potential impacts to a 
less than significant level: 
 

MM 8-2     The project shall include curbs or other runoff barriers around proposed planting areas and 
an efficient irrigation design to prevent over-watering, leading to overflow of the planting 
areas into the City storm drain system. 

 

Water Quality for Subterranean Facilities:   As discussed above, the below-grade parking area, including 
the access driveway, refuse storage areas and equipment cleaning areas are proposed for the project.  
These areas are proposed to be drained to an on-site oil/water separator system, for ultimate disposal to 
the City’s sanitary sewer system and treatment plant.  Additionally, the proposed tapas bar wash water is 
proposed to be drained to an oil and grease separator system before being released to the sanitary sewer 
system.   The following mitigation measure will ensure that the oil and grease separator systems will be 
sufficient to meet the water quality discharge requirements of the City, thereby minimizing water quality 
impacts to a less than significant level: 
 

MM 8-3      Prior to issuance of building permits, the design and specifications for the oil and 
grease/water separation systems shall be included in the mechanical construction drawings 
for the project, and submitted to the City of Carmel Department of Public Works for review 
and approval. 
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Water Supply 

Potable water will continue to be supplied by California American Water Company, which obtains water 
from surface and groundwater sources apportioned by the Monterey Peninsula Water Management 
District.  The proposed project will be limited to the existing water credits on-site and will utilize 
improved water saving fixtures compared to the current hotel.  Construction drawings are required to be 
reviewed by the district to verify that water consumption will not exceed existing on-site water credits 
prior to release of building permits by the City of Carmel, therefore, no impacts to groundwater table 
levels will occur as a result of the project. 

The project will use native plants and drought-tolerant landscaping wherever possible.  The project will 
also install efficient irrigation systems, such as drip irrigation and automatic irrigation systems to 
minimize excess runoff. 

Impacts to hydrology and water quality will therefore be less than significant. 
 

IX.  LAND USE AND PLANNING  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Physically divide an established community?    ■ 

b)  Conflict with any applicable land use plan, 
policy, or regulation of an agency with jurisdiction 
over the project (including, but not limited to the 
general plan, specific plan, local coastal program, or 
zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect? 

 ■   

c)  Conflict with any applicable habitat conservation 
plan or natural community conservation plan? 

   ■ 

Discussion:  

A and C) The project involves the replacement of an existing motel with a new hotel.  The project will 
remain entirely within the existing site boundaries, and will therefore not result in physically dividing an 
established community.   The project site is not within a natural community conservation plan; therefore, 
no conflicts will result.  No impacts to existing communities or habitat conservation plans will therefore 
occur. 

B)  The project is subject to the policies of the City’s General Plan and Local Coastal Program (LCP), as 
well as development and use standards in the City’s Zoning Regulations.  The General Plan and Zoning 
Ordinance have been adopted as the LCP by the City and the California Coastal Commission. This 
analysis is not intended to be an exhaustive discussion of project compliance with every applicable goal 
and policy, but a general discussion of conformance with the basic zoning regulations and primary 
policies applicable to the project, where these regulations and policies address environmental effects. 

General Plan 

Land Use Designation    The project site is designated as “Core Commercial” by the General Plan.  The 
General Plan states, “More intense commercial activities such as retail, restaurant and visitor commercial 
uses are appropriate for this area.”  Implementing this General Plan designation for the site is the Zoning 
designation of “Service Commercial” (SC).  Hotels are permitted in this zone with a Conditional Use 
Permit.  The project use as a hotel is therefore consistent with the intent of the Core Commercial land use 
designation. 
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General Plan Policies    The General Plan contains the following policies applicable to the project: 
 

Policy P1-17 states:  [The City shall] Prohibit the creation of any additional motel units within the City. 
 

Preservation of the community character is a stated environmental goal of the City of Carmel.  According 
to the General Plan, “…there is some risk that further visitor commercial development could unbalance 
the community in ways that would diminish its character and make it less of an attraction for visitors.”  
The General Plan further states, “Carmel remains a functioning city where residents live, work, and play 
as they engage in community life,” and “The existence of village life is part of Carmel’s attraction and 
needs to be protected if the City is to fulfill the intent of section 30253 of the Coastal Act.”  This section 
of the Coastal Act states: (5) Where appropriate, protect special communities and neighborhoods, which, 
because of their unique characteristics, are popular visitor destination points for recreational uses. To this 
end, the City has adopted a cap on the number of hotel and motel rooms within the City boundaries of 948 
units. 

Consistency:  The City cap on the number of guest rooms has been reached.  The project proposes to 
demolish the existing 42 room motel and construct a new 42 room hotel. Therefore, the room cap would 
not be exceeded.   

Policy P1-27 states: [The City shall] 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. 
 

Consistency:  The project applicant erected story poles on the project site in early November, 2008, to 
facilitate evaluation of potential impacts of the project on existing public and private views in the area. 

No significant impacts to public and private views are anticipated to occur with the project (see discussion 
in Section 1, Aesthetics). 

A number of mature trees are located on the site.  Trees deemed to be significant by the City Forester 
have been preserved in place or proposed for relocation on the site, consistent with Policy P1-27, with the 
exception of one 18” oak tree proposed for removal. The relocation of two trees, and removal one tree has 
been approved by the City.  For complete discussion on tree preservation, please see Section IV. Biology. 
 

Policy P1-69 states: [The City shall] 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 would look alike, and should recognize that in certain areas, the absence of setbacks is 
positive and contributes to the character of Carmel. 
 

Consistency:  The project will be subject to design review to ensure the scale and mass of the proposed 
hotel will be consistent with the Commercial Design Guidelines.  The project will therefore be consistent 
with this policy.  For complete discussion on compatibility of the project with the Design Guidelines, 
please see Section I. Aesthetics. 

Zoning Regulations 

The following basic standards applicable to the project are addressed within Section 17.14 of the Zoning 
regulations: 

 

17.14.100 – Basic Standard of Review 

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.  Much of the existing 
site is underutilized as it is covered with an asphalt parking lot.  The existing buildings are not considered 
historic resources and do not contribute significantly to the character of the downtown.  The proposed 
project incorporates architectural styles more consistent with the character of the downtown and places 
the parking lot underground.  Ultimately, the Planning Commission must determine if this standard of 
review is met.   
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17.14.130.A – Building Coverage 

The maximum allowable building coverage permitted on the site is 80 percent. A maximum of 95 percent 
is allowable if an exception is granted by the City.  The proposed building coverage is 78 percent, and 
therefore consistent with this requirement. 

17.14.130.B – Build-To Line 

The ground level façade of each building is required to be established on the property line or within two 
feet of this line for at least 70 percent of each street frontage of the building.  All buildings on the project 
site propose setbacks meeting this requirement. 

17.14.140.A – Floor Area Ratio (FAR),17.14.140.C – Maximum Floor Area, 17.14.140.D.2 – Floor Area 
Bonus  

Two-story buildings in the Service Commercial zone may not exceed a site floor area ratio of 135 percent 
of the site area, nor a maximum individual structure floor area of 10,000 square feet.  Projects providing 
an intra-block walkway may receive an FAR bonus of 10 percent.  The project is eligible for this bonus, 
allowing for an FAR of up to 145 percent.  This is above the proposed FAR of 142 percent, therefore, the 
project complies with the site FAR limit.  The project also complies with the 10,000-foot-per-structure 
floor area limit, because no individual building structure exceeds 10,000 square feet. 

17.14.150 – Building Height 

Section 17.14.150.A limits buildings in the Service Commercial zone to a maximum of two stories above 
grade.  Additionally, Section 17.14.150.B establishes contextual limitations on building height, stating, 
“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).”  This section also establishes a maximum height of 30 feet, as measured from the 
top of the building roof.  Design features such as towers, steeples and ornamentation may exceed this 
limit if they do not exceed 10 percent of the proposed building coverage, and if approved by the Planning 
Commission. 

As discussed in Section I, Aesthetics, the project site is located within an eclectic architectural setting 
comprised of both one and two-story buildings.  Although the specific height of the surrounding two story 
buildings within 100 feet of the project site is not known, the story poles installed at the project site 
indicated that the proposed hotel will be generally within the height envelope established by the existing 
buildings.  Additionally, the proposed hotel buildings incorporate varied roof lines, setbacks, and wall 
articulation designed to break up the overall massing and rooflines.  The project also incorporates tower 
elements in excess of 30 feet, which may be permitted to exceed the 30-foot height limit with Planning 
Commission approval. The project is therefore consistent with the height limits of the SC zone.  For 
complete discussion on building massing, please see Section I. Aesthetics. 

Based on the discussion above, impacts resulting from conflicts with existing plans, policies and 
regulations are anticipated to be less than significant. 
 

X. MINERAL RESOURCES   

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Result in the loss of availability of a known 
mineral resource that would be of value to the region 
and the residents of the state? 

   ■ 

b)  Result in the loss of availability of a locally-
important mineral resource recovery site delineated 
on a local general plan, specific plan or other land 
use plan?  

   ■ 
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Discussion: (A and B)  There are no known mineral resources associated with the property. No impacts 
to mineral resources will occur. See previous Sections 8 (Project Description) and 9 (Surrounding land 
uses and setting) and Section 11 (Environmental Factors Potentially Affected), as well as the sources 
referenced. 
 

X. NOISE  

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Exposure of persons to or generation of noise 
levels in excess of standards established in the local 
general plan or noise ordinance, or applicable 
standards of other agencies? 

   ■ 

b)  Exposure of persons to or generation of 
excessive ground-borne vibration or ground-borne 
noise levels? 

 ■   

c)  A substantial permanent increase in ambient 
noise levels in the project vicinity above levels 
existing without the project? 

  ■  

d)  A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

 ■   

e)  For a project located within an airport land use 
plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use 
airport, would the project expose people residing or 
working in the project area to excessive noise levels? 

   ■ 

f)  For a project within the vicinity of a private 
airstrip, would the project expose people residing or 
working in the project area to excessive noise levels? 

   ■ 

Discussion: (A through D)  

Existing Noise Environment 

On-Site       Sources of noise associated with the current motel use are generally related to automobiles 
and trucks accessing the site  for ingress and egress.  Noise can be caused by engine idling, opening and 
closing of vehicle doors in the parking area, and audible conversations in the parking area.  Noise from 
service vehicles accessing the site may be especially prevalent for short periods of time, such as during 
refuse pickup and service.  Since hotels have 24-hour access, noise may be particularly noticeable during 
late night and early morning hours when hotel guests may be entering or leaving their hotel rooms. 

Most of this existing noise originates in the northern portion of the site, where primary vehicle access 
exists. Service vehicles generally enter and exit the site at the restricted access points at the southeast 
corner of the site, at the intersection of Mission Street and 5th Avenue. 

Surrounding Uses     Two hotels with exterior room access are located immediately across the street 
from the site, on San Carlos Street and Mission Street, respectively.  A cottage hotel, also including a 
two-story multi-room building, immediately abuts the site to the north.  Also immediately adjacent to the 
site is a multi-family residential property, comprised of a single-family residence and a multi-unit 
building behind.  This multi-family property is the most noise sensitive of the surrounding land uses, and 
also likely experiences existing noise form the motel most directly.  A gasoline service station, restaurant 
and office building are located across 5th Avenue to the south of the project.  Noise source from these uses 
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are similar to those of the existing hotel, and generally associated with auto and pedestrian activity in the 
immediate vicinity. 

Existing ambient noise levels on the site and immediate vicinity were measured as part of a noise and 
vibration impact analysis prepared for the project by AMBIENT Consulting on behalf of the City.  Based 
on the measurements conducted, average daytime noise levels (in dBA) in the project area generally range 
from the mid-50’s to the lower 60’s.  Due to decreased vehicle activity along area roadways, evening and 
nighttime traffic noise levels in the vicinity of the project site typically decrease by approximately 5 to 10 
dBA, respectively.  Intermittent noise levels associated with vehicle pass-bys reached levels of 
approximately 68-74 dBA.   

Noise Standards 

The General Plan Noise Element contains standards for acceptable exterior noise levels for the range of 
land uses within the City.  Noise levels exceeding these standards generally justify implementation of 
noise reduction measures, such as sound walls, dual-pane glazing, and interior noise insulation.  
Acceptable noise levels for the following uses are relevant for this analysis: 
 

Land Use Category Normally 
Acceptable 

Conditionally 
Acceptable 

Residential – Low Density, Single Family, 
Duplex, Mobile Homes < 60 CNEL 55-70 CNEL 

Residential – Multi-Family < 65 CNEL 60-70 CNEL 

Transient Lodging – Motels, Hotels < 65 CNEL 60-70 CNEL 

Office Buildings, Commercial and 
Professional Businesses 

< 70 CNEL 67-77 CNEL 

 

As defined by the Noise Element, “Normally Acceptable” noise levels are considered satisfactory, based 
upon the assumption that any buildings involved are of normal conventional construction, without any 
special noise insulation requirements.  “Conditionally Acceptable” noise levels indicate that new 
construction or development should be undertaken only after a detailed analysis of the noise reduction 
requirement is made and needed noise insulation features are included in the design.   

Impacts 

Noise generated by the proposed project would occur during short-term construction and long-term 
operation.  A noise and vibration impact study was prepared for the project by AMBIENT Consulting, to 
assess the short and long-term impacts. The findings of the study are incorporated into the impact and 
mitigation discussion below. 

Short-term Construction Noise  

Onsite Construction Activities 

The project applicants have estimated the following timeframes required for each phase of the 
construction of the project: 

 

Phase Time Required 

Demolition of existing structures 1-2 Days 

Excavation for underground parking structure 4-6 Weeks 

Completion of underground parking structures 6-12 Weeks 

Completion of building structures 6 Months 

Interior Finishes 4-6 Months 



 

CARMEL SANDS INITIAL STUDY     CITY OF CARMEL-BY-THE-SEA 
 27 November 2, 2009  

 

Predicted noise levels for the primary construction phases and modeling assumptions are summarized in 
the table below.  Based on the modeling conducted for the project noise analysis, average-hourly 
construction noise levels would range from approximately 85 to 90 dBA at 50 feet from the noise source, 
without noise control. The highest noise levels would be anticipated to occur during site demolition.  
Noise levels generated during building construction would be lower than those predicted to occur during 
the demolition and excavation phases. Actual noise levels would vary depending on the onsite activities 
being conducted, equipment used, distance, and shielding provided by intervening structures.   

 

Predicted Construction Phase Noise Levels 

Construction Phase Noise Level at 50 feet  (dBA) 

Demolition 90.1 

Excavation 86.9 

Building Construction 85.2 

 
Based on the measurements of existing noise levels in the vicinity of the project discussed above, it is 
anticipated that noise levels within 50 feet of the project boundaries, without mitigation, could be 
periodically increased by 30-35 decibels during the various construction phases of the project, 
representing a potentially significant short-term impact.  To reduce noise impacts, the following 
mitigation measure shall be implemented: 
 

MM 11-1   A construction-noise mitigation plan shall be prepared.  The construction-noise mitigation 
plan shall be approved by the Director of Planning and Building and/or the City Building Official 
prior to issuance of construction/grading permits.  To help ensure that all construction personnel are 
aware of and comply with the noise-reduction measures to be employed, the noise mitigation plan 
shall be included as an appendix to construction contracts issued for this project.  Measures to be 
included in the construction-noise mitigation plan shall include, but are not limited to, the following:   

Onsite Construction Activities 

• In accordance with the municipal code, noise-generating construction activities shall be 
limited to between the hours of 8:00 a.m. and 6:30 p.m., Monday through Saturday. 

• To the extent possible, construction equipment staging areas shall be located at the furthest 
distance possible from adjacent noise-sensitive land uses.  

• Construction equipment shall be properly maintained and equipped with noise-reduction 
intake and exhaust mufflers and engine shrouds, in accordance with manufacturers’ 
recommendations. Equipment engine shrouds shall be closed during equipment operation.   

• Quieter equipment shall be used, to the extent practical.  Newer equipment is generally 
quieter than old equipment due, in part, to technological advancements and the lack of worn, 
loose, or damaged components.  Electric powered equipment is typically quieter than diesel-
powered equipment, and hydraulic powered equipment is quieter than pneumatic power. 

• When not in use, motorized construction equipment shall not be left idling for periods in 
excess of 5 minutes. 

• Prior to issuance of demolition, grading and building permits, the applicant shall provide the 
City with the name and telephone number of the individual responsible for project 
construction noise management. An information sign shall be posted at the construction site 
entrance that identifies the permitted construction hours and provides a telephone number to 
call to receive information about the construction project and to report complaints regarding 
excessive noise levels.  Signage shall also identify the telephone number of City enforcement 
staff to be contacted for noise-related complaints.  The designated construction contact shall 
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record all noise complaints received and actions taken in response to the complaint, and 
submit this record to the City upon request.  

• A temporary construction barrier shall be constructed to shield onsite noise-generating 
activities/equipment from direct public exposure.  Per the City’s Municipal Code, Section 
15.08.250, the  “design and location of the construction barrier shall be approved by the 
Director of Planning and Building and/or the Building Official, who shall also determine the 
length of time such fence may remain installed.” Approval of proposed construction barriers 
shall be obtained from the City prior to issuance of construction/grading permits.  Temporary 
barriers shall be constructed of acoustical curtains, ¾-inch plywood, or other suitable 
material of equivalent utility and density.  For large construction areas involving the use of 
heavy-duty equipment, such as onsite excavation activities, temporary barriers shall be 
constructed to a minimum height of 8 feet with no visible air gaps between construction 
panels or at the base of the barrier.  If necessary, portable three-sided enclosures constructed 
to a minimum height of 4 feet may be used to shield the use of jackhammers and pavement 
breakers from nearby land uses.  
 

The use of quieter equipment and equipment fitted with noise-control devices (i.e., intake and exhaust 
mufflers, engine shrouds) can reduce equipment noise levels by approximately 10 dBA (U.S. EPA 1971).  
The use of temporary sound barriers would reduce construction noise levels at ground-level receptor 
locations by approximately 5 to 10 dBA (FHWA 2006).   

With the use of equipment noise-control devices and assuming a minimum noise-reduction of 5 dBA for 
the construction barrier, construction-generated noise levels associated with the primary construction 
phases would range from approximately 73 to 84 dBA at 50 feet.  Further, implementation of the above 
mitigation measures would prohibit noise-generating activities, from occurring during the more noise-
sensitive periods of the day.  With mitigation, construction activities would comply with the hourly 
limitations identified in the City’s municipal code for construction-related activities.  For these reasons 
and given that construction activities would be temporary and short-term, this impact would be 
considered less-than-significant with mitigation incorporated.   

Haul-Trucks 

Construction of the proposed project would require the excavation of approximately 16,800 cubic yards 
of soil to accommodate the proposed underground parking garage, as well as, the demolition of existing 
onsite structures.  Excavated soil and demolition materials will be transported offsite along the proposed 
construction haul-truck route (refer to Figure 2). Maximum daily haul-truck trips would occur during the 
excavation phase, which would require approximately 33 truck trips per day, for a 45-day period along 
the haul-truck route, based on the construction schedule submitted by the project applicant.   

Existing noise levels at specific points along the City-required haul truck route were measured as part of 
the noise study prepared for the project.  Noise levels were found to range from the low 50s to 
approximately 60 dBA, and were generally associated with vehicle traffic along the route.  According to 
the noise study, dump trucks (haul trucks) can generate up to 84 dBA at 50 feet from the source 
mitigation, resulting in an up to 24 dBA increase within the haul truck corridors during truck pass-bys.  
This increased noise would likely be a source of annoyance to residents and businesses along the haul 
truck route, and is considered a potentially significant short term impact. To reduce this impact, the 
following mitigation measure shall be implemented: 
 

MM 11-2   The operation of haul trucks shall be in conformance with the following limitations: 
 

• Haul trucks shall utilize designated haul-truck routes approved for use by the City’s 
Community Planning and Building Department. 

• Use of haul trucks shall be limited to between the hours of 8:00 a.m. and 6:30 p.m., Monday 
through Saturday.   

• Haul trucks shall not be left idling at the project site for periods in excess of 5 minutes. 
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• To the extent possible, truck loading areas shall be located at the furthest distance possible 
from adjacent noise-sensitive land uses. 

• Construction equipment shall be properly maintained and equipped with noise-reduction 
intake and exhaust mufflers and engine shrouds, in accordance with manufacturers’ 
recommendations. Equipment engine shrouds shall be closed during equipment operation. 

 

Implementation of the above mitigation measures prohibit haul-truck travel along the proposed haul 
routes, from occurring during the more noise-sensitive periods of the day, and would ensure that interior 
residential streets serving neighborhoods in the City would not be used.  Haul truck activity would also 
comply with the hourly limitations identified in the City’s municipal code.  For these reasons and given 
that haul truck noise impacts would be temporary and short-term, this impact would be considered less-
than-significant, with mitigation incorporated.   

Long-Term Operational Noise 

Long-term noise related impacts associated with the proposed project would be associated with the 
operation of onsite equipment, such as waste compactors and building mechanical equipment, material 
unloading activities, the proposed vehicle parking garage, and increased vehicle traffic along area 
roadways.  Noise-related impacts associated with onsite activities and offsite vehicle traffic is discussed 
in more detail, as follows: 

Building Equipment, Maintenance & Service Activities 

Onsite noise would be primarily associated with the occasional operation of waste compactors, the 
unloading of materials from delivery trucks, the operation of building mechanical equipment (i.e., HVAC 
systems and boilers), waste collection, and landscape maintenance activities.  To prevent potential noise-
related disturbances and sleep disruption to guests, hotels are typically designed to minimize operational 
noise levels by shielding or enclosing noise-generating equipment and activities.  Based on the proposed 
site plan, waste compactors, waste collection, and material unloading areas would be enclosed and located 
within the basement level of the proposed hotel.  Building mechanical equipment would also be enclosed 
within the interior of the building.  Ventilation for interior mechanical rooms would be provided at 
various rooftop locations, which would be shielded from direct line-of-sight of nearby land uses by a 
parapet that would extent around the perimeter of the proposed hotel.  Based on a review of the proposed 
site plans, no major stationary noise sources were identified within the exterior areas of the proposed 
hotel.     

Existing delivery truck unloading and waste-collection activities currently occur within unenclosed 
exterior areas of the existing hotel.  Given that these activities, as currently proposed, would be enclosed 
within the interior of the proposed hotel, the proposed project would not be anticipated to result in a 
significant increase in ambient noise levels associated with material deliveries and waste collection 
activities, as perceived at nearby noise-sensitive land uses.  Likewise, because building mechanical 
equipment would be enclosed within the interior of the proposed hotel, significant increases in exterior 
ambient noise levels associated with the use of building mechanical equipment would not be anticipated 
to occur.  

Exterior landscape maintenance activities may result in significant increases in ambient noise levels.  
Activities occurring during the more noise-sensitive nighttime hours are of particular concern given the 
potential for increased levels of annoyance and sleep disruption.  The proposed project does not identify 
hourly restrictions associated with onsite landscape maintenance activities.  In the event activities were to 
occur during the more noise-sensitive nighttime hours, significant increases in ambient noise levels could 
potentially occur.  As a result, noise generated by onsite landscape maintenance activities would be 
considered potentially significant.  To minimize this potential impact, the following mitigation measure 
shall be implemented: 
 

MM 11-3 Onsite landscape maintenance activities shall be limited to between the hours of 8:00 a.m. 
and 6:30 p.m., Monday through Saturday.  The use of gas-powered leaf blowers shall be 
prohibited.  

 



 

CARMEL SANDS INITIAL STUDY     CITY OF CARMEL-BY-THE-SEA 
 30 November 2, 2009  

Onsite Vehicle Parking 

Existing onsite parking spaces currently total 42 at-grade vehicle parking spaces, dispersed throughout the 
project site.  A majority of the onsite parking is located within the southeastern portion of the project site, 
within line-of-sight of nearby existing hotel and residential land uses.   

The proposed project would include a subterranean parking garage, consisting of 66 vehicle parking 
spaces.  In comparison to existing conditions, the proposed parking garage would increase onsite parking 
capacity by 24 parking spaces.  Given that the parking areas are proposed to be located below grade 
within the enclosed basement parking structure, noticeable increases in exterior ambient noise levels 
associated with onsite vehicle parking activities would not be anticipated to occur. As a result, noise 
generated by onsite vehicle parking activities would be considered less than significant.   

Site Access  

Existing site access is currently provided at four locations, with primary site access located near the 
northern boundaries of the project site, off San Carlos and Mission streets.  Existing secondary site 
access, which is used predominantly for service vehicles, is also located at restricted access points at the 
southeast corner of the site, off Mission Street and 5th Avenue.  With project implementation, site access 
would be centralized at one location near the northern boundary of the project site, off San Carlos Street.  
An ingress and egress driveway at this would provide access to the proposed subterranean parking garage, 
similar to the existing motel access.  Existing vehicle traffic volumes on adjacent roadway segments 
average several hundred vehicles per day. Noise associated with vehicles accessing the project site, as 
perceived at nearby land uses, would be largely masked by roadway traffic noise emanating from adjacent 
roadways.  For this reason, and given that the proposed project would access points located nearest 
existing residential land uses located adjacent to and east of the project site, noticeable increases in 
ambient noise levels associated vehicle access to the project site would be considered less than 
significant. 

Offsite Vehicle Traffic  

Given that the proposed hotel would include the same number of rooms as the existing motel, overall 
vehicle-trip generation associated with the proposed project would be similar to existing conditions.  
However, changes in site access would be anticipated to result in a slight increase in vehicle traffic at the 
project site’s main entrance, which is located along the western site boundary off San Carlos Street.  
Typically, a doubling of vehicle traffic would be required before a noticeable increase (i.e., 3 dBA, or 
greater) in ambient noise levels would occur.  However, implementation of the proposed project would 
not result in a doubling of vehicle traffic on area roadways, nor would ambient noise levels at nearby 
existing land uses be projected to exceed the City’s noise criteria for land use compatibility with project 
implementation.  The closure of existing site access located along Mission Street could potentially result 
in slight decreases in vehicle traffic and associated traffic noise levels at nearby existing residential 
dwellings located along Mission Street.  For these reasons, long-term increases in traffic noise attributable 
to the proposed project would be considered less than significant.  

The project also proposes to include an intra-block walkway combined with a paved outdoor plaza area.  
This area has the potential to be utilized for outdoor events, which could be disruptive to the abutting 
residential use during normal sleeping hours.  The City Municipal Code contains the following 
provisions, which will be applicable to the project; therefore, noise impacts associated with events at the 
hotel are expected to be less than significant: 

8.56.090 Residential Units in Commercial District. 

Noise generated by or from business operations or about business premises, between the hours of 
11:00 p.m. and 8:00 a.m., which noise can be heard inside apartments, condominiums, or other 
residential units and is of a character which prevents a reasonable person of normal sensitiveness from 
quietly enjoying the premises, including sleeping therein, is deemed to be Class D noise and is 
prohibited. 

E-F) The project is not located within the vicinity of a private air strip, and will not result in additional air 
traffic; therefore, no impacts associated with aviation nose are expected. 
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XII.  POPULATION AND HOUSING  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Induce substantial population growth in an area, 
either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, 
through extension of roads or other infrastructure)? 

   ■ 

b)  Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

   ■ 

c)  Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

   ■ 

Discussion: (A through C)   

The project involves the demolition of an existing motel and construction of a new hotel within the 
existing site boundaries. No housing units are associated with the project, and no additional infrastructure 
is required which could potentially facilitate an increase in the population of the City.  No impacts 
associated with population and housing will therefore occur. See previous Sections 8 (Project 
Description) and 9 (Surrounding land uses and setting) and Section 11 (Environmental Factors Potentially 
Affected), as well as the sources referenced. 

XIII. PUBLIC SERVICES  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Would the project result in substantial adverse 
physical impacts associated with the provision of 
new or physically altered government facilities, need 
for new or physically altered governmental facilities, 
the construction of which could cause significant 
environmental impacts, in order to maintain 
acceptable service ratios, response times or other 
performance objectives for any of the public 
services: 

    

Fire protection?    ■ 

Police protection?    ■ 

Schools?    ■ 

Parks?    ■ 

Roads?    ■ 

Other public facilities?    ■ 

Discussion:  

The project involves the demolition of an existing motel and construction of a new hotel within the 
existing site boundaries.  The project will not result in an increase in visitor serving facilities at the project 
site, but not in an increase in such facilities within the City overall, because no net increase in overall 



 

CARMEL SANDS INITIAL STUDY     CITY OF CARMEL-BY-THE-SEA 
 32 November 2, 2009  

guest rooms will result. No impacts associated with an increase in demand for public services are 
therefore anticipated. See previous Sections 8 (Project Description) and 9 (Surrounding land uses and 
setting) and Section 11 (Environmental Factors Potentially Affected), as well as the sources referenced. 
 

XIV. RECREATION  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Would the project increase the use of existing 
neighborhood and regional parks or other 
recreational facilities such that substantial physical 
deterioration of the facility would occur or be 
accelerated? 

   ■ 

b)  Does the project include recreational facilities or 
require the construction or expansion of recreational 
facilities that might have an adverse physical effect 
on the environment? 

   ■ 

Discussion: (A and B)  

The proposed number of hotel rooms will not result in a change in the existing number of motel rooms on 
site; since there is not a net increase in the number of rooms, the project will not result in increase usage 
of existing park and recreation facilities both within the City and surrounding area typically visited by 
tourists. Because the no overall net increase in guestrooms within the City will result from the project. No 
impact to recreation facilities and services will occur.  See previous Sections 8 (Project Description) and 
9 (Surrounding land uses and setting) and Section 11 (Environmental Factors Potentially Affected), as 
well as the sources referenced. 

 

XV.  TRANSPORTATION/TRAFFIC  Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Cause an increase in traffic that is substantial in 
relation to the existing traffic load and capacity of 
the street system (i.e., result in a substantial increase 
in either the number of vehicle trips, the volume to 
capacity ratio on roads, or congestion at 
intersections)? 

  ■  

b)  Exceed, either individually or cumulatively, a 
level of service standard established by the county 
congestion management agency for designated roads 
or highways? 

  ■  

c)  Result in a change in air traffic patterns, 
including either an increase in traffic levels or a 
change in location that result in substantial safety 
risks? 

   ■ 

d)  Substantially increase hazards due to a design 
feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

   ■ 
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e)  Result in inadequate emergency access?    ■ 

f)  Result in inadequate parking capacity?   ■  

g)  Conflict with adopted policies, plans, or program 
supporting alternative transportation (e.g., bus 
turnouts, bicycle racks)? 

  ■  

Discussion: (A and B) 

Existing motel vehicle traffic is primarily generated by motel guests accessing the site, and by patrons of 
the existing restaurant.  The proposed hotel project will not result in an increase in the number of guest 
rooms on-site, therefore, the amount of vehicle traffic attributable to guest room occupancy is not 
anticipated to change significantly as a result of the project.  The proposed hotel will, however, include 
dedicated areas for services not currently provided by the motel, including a day spa, increased meeting 
space, and a small amount of specialty retail space within the hotel courtyard. These facilities would be 
available for use by the general public in addition to hotel guests; however, they are ancillary to the 
primary hotel use, and therefore expected to be used primarily by guests of the hotel.  Nonetheless, a 
small amount of additional traffic would be attributable to these uses.  This additional traffic, however, 
would be off-set by reduced traffic generated by the proposed tapas bar and lounge compared to that of 
the existing, full service restaurant on site, which is substantially larger in size and seating capacity to the 
proposed, limited service tapas lounge.  Project impacts associated with changes in traffic generation are 
therefore anticipated to be less than significant. 

C)  The project will not affect air traffic patterns; therefore, no air traffic impacts will occur. 

D-E) Site Access 

The project will result in the reduction of the number of access points from four to one, resulting in 
changes to the number of vehicles accessing the project driveway, potentially causing traffic conflicts 
and/or delays.  The existing motel property is accessed by four ingress / egress driveways, leading to 
common surface parking areas on-site. Two of these driveways serve as the primary vehicle access points 
to the site, and are located at the northwest and northeast corners of the site, respectively. The other two 
access driveways, located at the southeast corner of the project site, are presently chained off to regular 
vehicle access, and are used only for delivery and emergency access.  

The proposed entry access driveway will remain at the existing driveway location at the northwest corner 
of the site, but will lead to an underground parking garage instead of a surface parking lot.  No other 
vehicle driveways are proposed for the project. Because the net increase in the number of vehicle trips is 
not projected to increase substantially, and no existing driveway / street vehicle conflicts are presently 
apparent, no new potential conflicts are anticipated with the project.  Further, all design specifications will 
adhere to required emergency provisions and access included in the City of Carmel Municipal Code.  For 
these reasons, potential conflicts and/or delays associated with the changes to vehicle access are 
anticipated be less than significant.  

Site Access – Construction Phase 

The project site will be accessed by construction equipment and vehicles, such as loaders, delivery trucks, 
and haul trucks, during the construction phase of the project.  These vehicles could conflict with normal 
daily traffic in the downtown core area of the City.  Further, maximum daily haul-truck trips would occur 
during the excavation phase, which would require approximately 33 truck trips per day, for a 45-day 
period along the haul-truck route, based on the construction schedule submitted by the project applicant.  
Haul truck and heavy construction traffic has the potential to conflict with normal daily traffic, 
particularly within the downtown Carmel area, which is characterized by narrow streets and short, but 
frequent traffic delays resulting from drivers maneuvering to parallel park, and significant pedestrian 
traffic.  These traffic conflicts will be addressed, however, by MM 11-2, requiring haul truck traffic to 
utilize a specific truck route designed to minimize potential conflicts.  With implementation of this 
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mitigation measure, potential impacts associated with construction vehicle and daily traffic conflicts will 
be less than significant. 

F) Parking Capacity 

Development Phase Parking 

The project will result in the temporary unavailability of existing on-street parking spaces.  Much of the 
available parking for commercial uses in the downtown core area is provided on-street, as opposed to on-
site.  The on-street parking spaces abutting the project site on Mission Street, 5th Avenue, and San Carlos 
Street will be unavailable during the development phase of the hotel, and may result in a temporary, 
localized shortage of convenient parking for the immediately surrounding businesses. 

Parking for construction workers during the early development phase of the project is proposed to be 
located at Rio Park behind the Carmel Mission to minimize off-site parking impacts from the 
development phase of the project.  Once the parking garage is completed, staging may take place onsite.  
Given the temporary nature of construction-related parking impacts, these impacts are considered to be 
less than significant. 

Operation Phase Parking 

The project will result in the demand for on-site vehicle parking.  Section 10.27.08 of the City of Carmel 
Municipal Code requires one parking space per room for hotel/motel uses.  In addition, seven spaces will 
be required for the spa and tapas bar use, resulting in a total parking requirement of 58 spaces.  The 
project will provide 66 parking spaces.  Because the proposed project will supply 14 additional spaces 
above the number of spaces required by code, no on-site parking impacts are anticipated.  It should also 
be noted that the elimination of three existing driveway access points will allow for additional street 
parking.  

 

G)  Alternative Transportation 

The project does not involve the removal of any existing fixed route MST bus stops.  The project will also 
be required to comply with City regulations concerning inclusion of alternative transportation support 
facilities and equipment, such as bike racks.  A less than significant impact to alternative transportation 
is therefore anticipated. 

 

XVI. UTILITIES AND SERVICE SYSTEMS            Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Exceed wastewater treatment requirements of 
the applicable Regional Water Quality Control 
Board? 

  ■  

b)  Require or result in the construction of new 
water or wastewater treatment facilities or expansion 
of existing significant environmental effects? 

  ■  

c)  Require or result in the construction of new 
storm water drainage facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

  ■  

d)  Have sufficient water supplies available to serve 
the project from existing entitlements and resources, 
or are new or expanded entitlements needed? 

  ■  

e)  Result in a determination by the wastewater 
treatment provider that serves, or may serve, the 
project that it has inadequate capacity to serve the 

  ■  
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XVI. UTILITIES AND SERVICE SYSTEMS            Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

project’s projected demand in addition to the 
provider’s existing commitments? 

f)  Be served by a landfill with insufficient 
permitted capacity to accommodate the project’s 
solid waste disposal needs? 

  ■  

g)  Comply with federal, state, and local statutes and 
regulations related to solid waste?   ■  

Discussion: (A through G)   

All  required utility and service systems exist and have adequate capacity to serve development of the 
property with the proposed hotel project.   

Water supplies on the Monterey Peninsula are highly constrained and City ordinances require that any 
development be limited to using only the amount of water already established by past use as determined 
by the Monterey Peninsula Water Management District.  The existing water credits available to the 
property are 6.74 acre feet annually (AFA) based on the existing hotel and restaurant use, as documented 
by the MPWMD.  The project will be required through a standard building permit process to show that 
these water credits will not be exceeded by the new project, prior to issuance of building permits.   It is 
anticipated that water savings will be achieved through installation of water saving devices, such as low-
flow showerheads and toilets, thereby preventing the expanded hotel from consuming additional water 
over the existing use.  As such, no additional water entitlements will be necessary.    

City policies in the Local Coastal Land Use Plan require that runoff water generated on-site be retained 
and percolated into the soils to the maximum extent feasible.  For additional discussion on this topic, see 
Section VIII Hydrology and Water Quality.   

The potential impacts on utilities and service systems will therefore not occur or be less than significant. 
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XVII. MANDATORY FINDINGS OF 
SIGNIFICANCE  

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a)  Does the project have the potential to degrade 
the quality of the environment, substantially reduce 
the habitat of a fish or wildlife species, cause a fish 
or wildlife population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range 
of a rare or endangered plant or animal or eliminate 
important examples of the major periods of 
California history or prehistory? 

  ■  

b)  Does the project have impacts that are 
individually limited, but cumulatively considerable?  
(“Cumulatively considerable” means that the 
incremental effects of a project are considerable 
when viewed in connection with the effects of past 
projects, the effects of other current projects, and the 
effects of probable future projects)? 

  ■  

c)  Does the project have environmental effects that 
will cause substantial adverse effects on human 
beings, either directly or indirectly? 

  ■  

Discussion: (A through C).   

The proposed project involves the demolition of an existing, 42-room hotel and the construction of a new, 
42-room hotel.  

This Initial Study identifies the potential for impacts in every category except Agriculture, Mineral 
Resources, Population/Housing, Public Services, Recreation, and Utilities/Service Systems.  In some 
cases the identified potential impacts are potentially significant unless mitigated.  These categories 
include Aesthetics, Air Quality, Biology, Cultural Resources, Geology/Soils, Hazards/Hazardous 
Materials, Hydrology/Water Quality, Land Use/Planning, Noise, and Transportation/Traffic.  In each 
case, the potential impacts in these areas are either less than significant or can be mitigated to this level.   
Because the impacts identified are relatively minor in nature, and because the project involves the 
replacement of an existing and operational hotel use, no cumulative impacts are anticipated for this 
project. 
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Mitigated Negative Declaration 
 
 
Date:    
  
 
Notice:    PURSUANT TO THE PROVISIONS OF THE CALIFORNIA ENVIRONMENTAL 

QUALITY ACT (CEQA - PUBLIC RESOURCES CODE, SECTIONS 21100 ET. 
SECTIONS 21100 ET. SEQ.), THE CITY OF CARMEL-BY-THE-SEA HAS 
DETERMINED THAT THE PROJECT REFERENCED HEREINAFTER WILL NOT 
HAVE A SIGNIFICANT EFFECT ON THE ENVIRONMENT. 

 
Project Title:  Carmel Sands Hotel Redevelopment Project 
 
Applicant Name/Address: Carmel Sands Lodge Partners LLC 
     650 Lighthouse Avenue, Suite 260 
     Pacific Grove, CA  93950-2673 
 
 
Project Location/Area:  The property is located at the northeast corner of 5th Avenue and San Carlos 
Street, and is bounded by Mission Street to the east. Figure 1 illustrates Carmel-by-the-Sea’s regional 
location.  Figure 2 illustrates the project location.   Figures are attached to the Initial Study. 
 
Project Description: The project includes demolition of an existing, 20,780 square-foot, 42-room 
motel, including a full-service restaurant/banquet space (approximately 3,500 square feet), and 
construction of a new 46,978 square foot, 42-room hotel, including a tapas bar (1,034 square feet), a day 
spa with four to five treatment rooms, meeting rooms (3,170 square feet), and retail space (1,400 square 
feet). The hotel development will be comprised of six buildings, ranging in size from 4,742 to 9,717 
square feet.  A 66-space subterranean parking garage (16,800 cubic yards required for excavation), as 
well as an interior courtyard with intra-block pass-through to surrounding public sidewalks.  One oak tree 
classified as “significant” by the City Forester is proposed for removal and two “significant” oak trees are 
proposed to be relocated on-site.   
 
 
 
A copy of the Initial Study, documenting reasons to support the findings that said project will not have 
significant effect on the environment, is attached hereto for public review. 
 
An environmental impact report is not proposed for this project. 
 
 
 
RESPONSIBLE OFFICIAL - Sean Conroy, Building and Planning Services Manager 
TELEPHONE NUMBER - 831-620-2010 
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CITY OF CARMEL-BY-THE-SEA  

Memorandum 
 

DATE:  9/29/2016 

TO:   Honorable Mayor and City Council Members  

FROM:  Ashlee Wright, City Clerk 

SUBJECT:  SR 2016-1192 Carmel Sands appeal correspondence 

 

The attached letter and documents were submitted by Pam Silkwood, attorney for the appellant, 
to the City on Wednesday, September 28th at 3:04 p.m.  These documents were not provided to 
staff in time for an analysis to be provided in the staff report, however, staff will provide a 
response to the concerns raised in the letter at the public hearing. 
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