








CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION SPECIAL MEETING – MINUTES 

 OCTOBER 20, 2015  
 

 
A. CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION 
 
 PRESENT: Commissioners: Martin, Paterson, LePage, Reimers and Goodhue 
 
 ABSENT: NONE 
  
 STAFF PRESENT: Marc Wiener, Acting Planning & Building Director 

 Catherine Tarone, Assistant Planner 
Ashley Hobson, Contract Planner 

 Matthew Sundt, Contract Planner 
 Cortina Whitmore, Planning Commission Secretary 
 

B. TOUR OF INSPECTION 
 

The Commission convened at 2:20 p.m. and then toured the following sites:  
 

• BD 15-356 (Ward);Beach Bluff Pathway along Scenic  
• DS 15-269 (Trailer);Camino Real 2 NW of 9th; Block: O Lot:15 
• DS 15-053 (Blincoe);Casanova Ave., 5SW of 8th Ave., Block: I, Lot: S 11 
• DS 15-349 (O’Day);SE Corner of 4th and Casanova, Block: EE, Lot:42 
• DS 15-327 (Carlson);NW Corner of Ocean Ave. and Carpenter St., Block: 64   

Lots: ½ of 2, 4 & 5 
• DR 14-36/UP 14-20 (Carmel Sands); Corner of San Carlos & 5th; Block:50  

Lots: south ½ of 12, 13-20 
 
C. ROLL CALL  
 

Chairman Goodhue called the meeting to order at 4:02 p.m.  
 

D. PLEDGE OF ALLEGIANCE 
 
 Members of the audience joined Commission Members in the Pledge of Allegiance. 
 
E. ANNOUNCEMENTS/EXTRAORDINARY BUSINESS 
  

Commissioner Reimers acknowledged the re-appointment of Commissioner Paterson. 
 
F. APPEARANCES 
 
 There were no appearances. 
 

 
Planning Commission Meeting Minutes 

October 20, 2015 
1 

5



G. CONSENT AGENDA 
  

Items placed on the Consent Agenda are considered to be routine and are acted upon by 
the Commission in one motion.  There is no discussion of these items prior to the 
Commission action unless a member of the Commission, staff, or public requests specific 
items be discussed and removed from the Consent Agenda.  It is understood that the staff 
recommends approval of all consent items.  Each item on the Consent Agenda approved 
by the Commission shall be deemed to have been considered in full and adopted as 
recommended. 

  
1. Consideration of draft minutes from September 9, 2015 Planning Commission 

Regular Meeting (minutes to be provided at the meeting) 
 

2. Consideration of draft minutes from September 23, 2015 Planning Commission 
Special Meeting 

 
3. BD 15-356 (Ward) 

Susan and Burton Ward 
Beach Bluff Pathway along Scenic  

Consideration of Public Bench and Plaque Donation 
and Coastal Development Permit application (BD 
15-356) for the installation of a new public bench 

Commissioner Reimers noted a correction to the September 9, 2015 Planning 
Commission minutes.  

  
Commissioner LePage moved to accept the full Consent Agenda. Commissioner 
Paterson seconded the motion and carried the following vote: 5-0-0-0. 
 
AYES: COMMISSIONERS: PATERSON, MARTIN, LEPAGE, REIMERS & 

GOODHUE   
NOES:            COMMISSIONERS: NONE 
ABSENT:       COMMISSIONERS: NONE 
ABSTAIN:     COMMISSIONERS: NONE 
 

H. PUBLIC HEARINGS 
 

1. DR 14-36/UP 14-20 (Carmel Sands) 
Mark and Susan Stilwell 

                    NE corner of San Carlos & 5th  
                    Blk: 50, Lots: 13-20 & S ½ of 12 
                   APN: 010-131-025; 010-131-026 
 

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 Carmel Sands hotel located in the Service 
Commercial (SC) Zoning District (New planning 
application case numbers: DR 14-36 and UP 14-20).    

  

Marc Wiener, Acting Community Planning and Building Director, presented the staff 
report and provided history of the Design Review and Use Permit.  
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Speaker #1: Applicant, Mark Stillwell provided property history and clarified the 
application for a reissuance was applied for prior to time extension expiration date. Mr. 
Stillwell asked for the reissuance on the exact same terms rather than approval with 
changes. Mr. Stillwell answered questions from the Commission. 
 
Chair Goodhue opened the public hearing.  
 
Speaker #2: Barbara Livingston noted she would like the design to remain the same. 
 
Chair Goodhue closed the public hearing. 
 
The Commissioners held discussion.  

 
Vice Chair LePage moved to deny application DR 14-36/UP 14-20 (Carmel Sands). 
Motion seconded by Commissioner Reimers and carried on a 3-2-0-0 vote as 
follows: 
 
AYES: COMMISSIONERS: REIMERS, MARTIN, & LEPAGE 
NOES:                       COMMISSIONERS: PATERSON & GOODHUE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 
2. DS 15-105 (Corradini) 

Robert Carver, AIA 
                    4 parcels SE of 9th on Scenic Road 
                    Blk:A2, Lot: S pt. of Lot 7 & N pt. of             
                    Lot 8    
                    APN: 010-302-010 

Consideration of special conditions associated with the 
approval of a Design Study (DS 15-105) application for 
the construction of a new residence located in the Single-
Family Residential (R-1), Park Overlay (P), and Beach 
and Riparian (BR) Overlay Zoning Districts    

Marc Wiener provided staff report and highlighted the City code regarding basement 
definitions and answered questions from the Commission.  

 
Speaker #1: Applicant, Robert Carver addressed previous staff approval of the basement 
and the noted the ambiguity in the City code regarding how to define basement area. 
 
Chair Goodhue opened the public hearing. 
 
Speaker #2: Tim Allen expressed his desire for a fair and balanced decision. Mr. Allen 
reiterated his concern over the slope of the driveway and the calculations given by Mr. 
Carver.  
 
Speaker #3: Anthony Lombardo noted the Corradini home should be lowered to meet the 
City basement Code or suggested to move the house back.  
 
Speaker # 5: Gordon Humenik, Licensed surveyor with Rasmussen Land Surveyors 
surveyed the Corradini’s property. Mr. Humenik determined the driveway slope 
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represented by Mr. Carver at 18%-19% is accurate and clarified the difference between 
degrees vs. percent slope.  
 
Speaker #6: Pam Silkwood, the Corradini’s representative noted the Commission 
unanimously approved the design study. Ms. Silkwood read the basement definition from 
the City’s code and asked the Commissioner to allow the project to move forward.  
 
Speaker #7: Ron Corradini, Applicant, restated reasons for the proposed garage height 
asked the Commission to uphold their previous decision.  
 
Seeing no other speakers, Chair Goodhue closed the public hearing. 
 
The Commissioners held brief discussion. Commissioner Martin determined the grade is 
the remaining factor in question.  The Commission decided to accept the applicant’s 
proposal for establishment of pre-existing grade with Vice Chair LePage noting that each 
project is assessed on its own merits. Chair Goodhue agreed with Commissioner LePage. 
 
Commissioner Paterson motioned to accept DS 15-105 (Corradini) as proposed with 
exterior down lighting and reduced driveway width. Motion seconded by 
Commissioner LePage and carried on the following vote: 5-0-0-0. 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON, 

REIMERS & GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 
3. DS 15-283 ( Burgess) 

Robert & Patricia Burgess 
                  2928 Franciscan Way 
                  Blk: 9A; Lot: 28             
                  APN: 009-371-029 

Consideration of Design Study (DS 15-283) and 
Reasonable Accommodation (RA 15-307) 
applications for alteration to an existing residence 
located in the Single Family Residential (R-1-C-6) 
Zoning District    

Marc Wiener, Senior Planner provided the staff report for DS 15-283 (Burgess). Mr. 
Wiener summarized the revisions to original Design Study and noted staff recommends 
approval.  
 
Speaker #1: Applicant, Lynn Burgess highlighted the design changes made under the 
advisement of the Planning Commission and staff recommendations. Mrs. Burgess noted 
the new proposed design will meet her family’s needs.  
 
Speaker #2: Jeff Kilpatrick, Architect answered questions from the Commission. 
 
Chair Goodhue opened the meeting to the public. 
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Speaker #3: Barbara Livingston suggested lower level canopy trees in the front of the 
residence.  

 
Seeing no other speakers, Chair Goodhue closed the public hearing. 

 
Vice Chair LePage moved to accept applications DS 15-283/RA 15-307 (Burgess) 
with the Special Conditions 22, 23 and 24 and new conditions to; remove the arch 
from the service-van garage door, remove the exposed beam located below the apex 
of the gable, install down lighting and plant one lower-canopy tree on the north side 
of the garage. Motion seconded by Commissioner Reimers and carried by the 
following vote 5-0-0-0: 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON, 

REIMERS & GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 

 
4. DS 15-053 (Blincoe) 

Joshua Stewman, Homelife Design  
                  Casanova Ave., 5 SW of 8th Ave.  
                  Blk: I; Lot: S 11            
                  APN: 010-263-004 

Consideration of Design Study (DS 15-053) for the 
construction of a new 200 square foot carport in the 
front setback, a new front fence, and site coverage 
alterations at a property located in the Single-Family 
Residential (R-1) Zoning District    

Commissioner Reimers recused herself from DS 15-053 (Blincoe).  
 
Ashley Hobson, Contract Planner, presented the staff report and summarized the 
proposed project.  Ms. Hobson noted the proposed site coverage is over than allowed 
coverage for the lot size and also noted the Applicants completed unauthorized work 
prior to Planning Commission approval. The Applicants received a Notice to Stop Work 
and request for the Planning Commission to approve the completed unauthorized work as 
part of DS 15-053. 
 
Speaker #1: Joshua Stewman, Applicant, provided brief summary of design concept and 
answered questions from the Commission. Mr. Stewman explained the garage height of 8 
feet is to accommodate the Applicant’s vehicle and clarified the new proposed location of 
the fence.  
 
Chair Goodhue opened the public hearing. 
 
Speaker #2: Barbara Livingston commended Planning Commission and staff on their 
work and noted her concern over the large site coverage area.  

 
Seeing no other speakers, Chair Goodhue closed the public hearing.  
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The Commission held a brief discussion. The Commissioners asked follow up questions 
to staff. Commissioner Martin noted the procedure to address illegal work need to be 
addressed.  
 
Mr. Wiener clarified site coverage square footage as 697 sq. ft. and Ms. Hobson noted the 
Applicants propose to remove 60 sq. ft. of site coverage; however the site coverage will 
continue to remain over the allowable limit.  
 
Commissioner Martin moved to accept DS 15-053 (Blincoe) with staff 
recommendations and the condition to reduce the carport from 8 feet to 7 feet 6 
inches.  Motion seconded by Commissioner LePage and carried on a 4-0-0-1 vote as 
follows: 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON, 

GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: REIMERS  
 
Commissioner Reimers rejoined the Planning Commission meeting. 
 

      5.  DS 15-339 (Shannon) 
        Carl and Dianne Shannon 

           Monte Verde St. 3 NW of 4th Ave. 
           Blk: II, Lots: N ½ of Lot 9 & S ½ of 11 
           APN: 010-223-032 

Consideration of  an application for the revision to 
an approved Design Study (DS14-90) for the 
construction of a new residence located in the  
Single –Family Residential (R-1) Zoning and 
Archaeological Significance Overlay Zoning 
Districts (New planning application case number: 
DS 15-339). 

 
Catherine Tarone, Assistant Planner presented the staff report. 

 
Speaker #1: Project Architect, Justin Pauly provided explanation of the revision and 
answered questions from the Commissioners. 
 
Seeing no other speakers, Chair Goodhue closed the public hearing. 
 
The Commission held a brief discussion. 
 
Vice Chair LePage moved to accept the revisions for application DS 15-339 
(Shannon). Motion seconded by Commissioner Paterson and carried by the 
following 5-0-0-0 vote: 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, REIMERS, 

PATERSON & GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
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ABSTAIN:                COMMISSIONERS: NONE 
 

6.  DS 15-327 (Carlson) 
           Cathryn Carlson 
           NW  Corner of Ocean Ave. & Carpenter 
           Blk: 64, Lots: South ½ of 2,4 & 5 

     APN:  010-033-006 

Consideration of an application for revisions to an 
approved Design Study (DS 13-146) for exterior 
siding changes on an existing residence located in 
the Single-Family Residential (R-1) District ( New 
planning application case number: DS 15-327).   

 
Assistant Planner, Catherine Tarone provided staff report and summarized proposed 
revisions. 
 
Speaker #1: Applicant Chris Boqua, summarized revisions, and noted proposed stucco 
color is light grey.  
 
Chair Goodhue opened the public hearing. Seeing no other speakers, Chair Goodhue 
closed the hearing.  
 
The Commission held discussion. Chair Goodhue commented aluminum channels are 
very subtle. Vice Chair LePage noted the proposed roof deck increases the bulk and mass 
of the residence and requested the installation of staking and to continue the item. 
Commissioner Reimers also noted her concern with the rooftop plans and agreed with 
Vice Chair LePage. Commissioner Paterson does not object to the aluminum channels. 
Commissioner Martin advised the Commission to proceed with caution on rooftop decks. 

 
Commissioner Reimers moved to accept the plans for the aluminum channels, 
continue the roof-top deck and install staking to residence. Motion seconded by Vice 
Chair LePage and carried by the following vote 5-0-0-0: 
 
AYES: COMMISSIONERS: MARTIN, REIMERS LEPAGE, 

PATERSON & GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 
Commissioner Reimers recused herself from DS 15-269 (Trailer) due to the proximity of 
the Trailer home to her personal residence.  
 

7. DS 15-269 (Trailer)  
Zach Trailer 
Camino Real 2 NW of 9th      
Blk: O, Lot: 15 
APN:  010-264-002 

Consideration of a Concept Design Study 
(DS 15-269) for the construction of a new 
single-family residence located in the  
Single-Family Residential (R-1) Zoning 
District    

 
Matthew Sundt, Contract Planner provided the staff report.  
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Commissioner Martin clarified Commissioner Reimers is the adjacent neighbor to the 
Trailer residence. 
 
Chair Goodhue asked the status of the three revisions received from neighbor Mr. 
Reimers. Architect, Claudio Ortiz noted and addressed the revisions as the following; 
removal of a southern window, move the house back two feet and the proposed retaining 
wall no more than four feet high.  
 
Speaker #1: Architect/Applicant, Claudio Ortiz provided a summary of the design 
concept. Mr. Ortiz clarified the reason for the proposed seven foot fence is to address 
privacy concerns and noted neighbors do not oppose the height.  
 
Chair Goodhue opened the public hearing. 
 
Speaker #2: Barbara Livingston commended Mr. Sundt on his clear, concise staff report 
and questioned why staff recommended the concrete pathway to remain in the right-of 
way. 
 
Mr. Wiener noted the pathway is part of the sidewalk and a surface is needed to drive on.  
 
Seeing no other speakers, Chair Goodhue closed the public hearing. 
 
The Commission held discussion. The Commission commended Mr. Ortiz on his design.  

 
Commissioner Martin moved to accept the Concept Design Study DS 15-269 
(Trailer). Motion seconded by Commissioner Paterson and carried on a 4-0-0-1 vote 
as follows: 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON, 

GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: REIMERS 
 
Commissioner Reimers rejoined the Planning Commission meeting. 
 
8.   DS 15-349 (O’Day) 
      Robert Littell 
      SE Corner of 4th an Casanova       
      Block: EE, Lot: 42 
      APN: 010-214-028 

Consideration of a Design Study (DS 15-
349) application for the construction of a 
detached garage in the front and side-yard 
setbacks of a property located in the Single 
Family Residential (R-1) Zoning District  

 
Ashley Hobson presented the staff report and summarized the design study. 
 
Speaker #1: Architect, Robert Littell, provided brief history on property and summarized 
the design concept.  
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Chair Goodhue opened item to the public 
 
Speaker #2: Paul Bruno, Applicant’s neighbor informed the Commission all prior 
difficulties between the Brunos and the O’Days were resolved and noted he supports the 
project.  
 
Seeing no speakers, Chair Goodhue closed the public hearing. 
 
The Commission discussed application DS 15-349. Commissioners Martin and LePage 
both noted Mr. Littell’s creativity with such a small project.  
 
Commissioner Paterson moved to accept DS 15-349 (O’Day) with special conditions 
21 and 22. Motion seconded by Commissioner Martin and carried on a 5-0-0-0 vote 
as follows: 
 
AYES: COMMISSIONERS: REIMERS, MARTIN, LEPAGE, 

PATERSON, GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 

9. UP 15-317 (Il Tegamino)  
Levett Properties 

      S/s of Ocean Ave., between Lincoln &  
              Monte Verde 

Blk:74, Lots: 5& 6 
APN:  010-201-009 

Consideration of an Use Permit (UP 15-317) 
application to allow live music from an existing 
restaurant located in the Residential and limited 
Commercial (RC) Zoning District 

 
Ashley Hobson summarized the Use Permit application and provided the staff 
recommendation. 
 
Speaker #1: Giuseppe Panzuto clarified the outdoor seating arraignment. Mr. Panzuto 
noted Il Tegamino’s hours of operation are daily 5:00 p.m. to 9:00 p.m. and requested to 
extend the live music hours until 9:00 p.m. up to three days a week.  
 
Chair Goodhue opened this item to the public 
 
Speaker #2: Lynn Ross, upstairs neighbor noted her support for the Use Permit and also 
for extending the allowable hours and number of days for live music. Ms. Ross stated she 
believes the live music will compliment the courtyard.  
 
Speaker #3: Maria Best, residential and business neighbor of Il Tegamino voiced her 
support of the Use Permit and for the requested extended hours and days.  
 
Seeing no speakers, Chair Goodhue closed the public hearing. 
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The Commission held discussion. Commissioners Reimers noted her support for 
expanding the Use Permit.  
 
Commissioner Paterson moved to accept UP 15-317 (Il Tegamino) and to extend the 
Use Permit hours to permit live music for up to three hours anytime between the 
hours of 12:00 p.m. - 9:00 p.m., for a maximum of two days per week. Motion 
seconded by Commissioner Reimers and carried on a 5-0-0-0 vote as follows: 
 
AYES: COMMISSIONERS: REIMERS, MARTIN, LEPAGE, 

PATERSON & GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: NONE 
 
Commissioner Reimers recused herself from Public Hearing item # 10 due to family 
business within 500 ft.   
 

10. UP 15-334 (Silver from the Himalayas) 
Dennis Joshi 

             Blk:76, Lot: 12 
             APN:  010-146-011 

Consideration of a Appeal (APP 15-334) of an 
administrative denial of a Business License (BL 
15-326) for a new jewelry store located in the 
Central Commercial (CC) Zoning District 

 
Ashley Hobson provided the staff report and listed the primary reason for the original 
denial of the Use Permit. Ms. Hobson provided the municipal code for jewelry store 
classifications and noted Carmel-by-the-Sea currently has 31 permitted jewelry stores and 
the City allows for 32 in total.   
 
Speaker #1: Pam Silkwood, representative for Dennis Joshi provided history of original 
Use Permit and summarized the letter provided to staff and Commission prior to the 
Planning Commission meeting. Ms. Silkwood indicated in order to comply with the City 
definition of a qualifying jewelry store Mr. Joshi added precious stones to his inventory. 
Mr. Joshi provided samples of the new inventory for the Commissioners to review.  
 
Chair Goodhue opened this item to the public 
 
Speaker #2: Barbara Livingston advised the Commission to be careful in their decision 
regarding the appeal of (BL 15-326). 
 
Seeing no speakers, Chair Goodhue closed the public hearing. 
 
The Commission held discussion. Chair Goodhue expressed his concern with the last 
minute addition of precious stones to the inventory. 
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Commissioner LePage moved to grant the appeal with merchandise as presented 
which shall include diamonds and other precious stones. Motion seconded by 
Commissioner Paterson and carried on a 4-0-0-1 vote as follows: 
 
AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON & 

GOODHUE 
NOES:                       COMMISSIONERS: NONE 
ABSENT:                  COMMISSIONERS: NONE 
ABSTAIN:                COMMISSIONERS: REIMERS 
 
Commissioner Reimers rejoined the Planning Commission meeting. 
 

11. City of Carmel-by-the-Sea 
Commercial Zoning District 

              
 

Appointment of a subcommittee to study and 
consider potential amendments to the City 
Municipal Code restaurant definitions (Oral staff 
report to be provided at meeting) 

 
Marc Wiener provided brief staff report.  
 
Chair Goodhue opened public hearing, seeing no speakers Chair Goodhue closed the 
public hearing. 
 
Commissioner Martin and Paterson were appointed to the subcommittee to study and 
consider potential amendments to the City municipal Code restaurant definitions. 
 

 
I. DIRECTOR’S REPORT 
 

1. Update from the Director 
Marc Wiener provided brief City Council update and informed the Commissioners of 
the recently passed Assembly Bill 1164 which precludes jurisdictions from 
disapproving proposals for synthetic grass and artificial turf. 
 

2. Commission held discussion to schedule November Planning Commission meeting. 
November meeting tentatively scheduled for November 12, 2015. 

 
J. SUB-COMMITTEE REPORTS 
 

1. Presentation of Draft Document from Modern Subcommittee 
Commissioner Martin provided Commission with a draft document and provided 
brief summary. 

Chair Goodhue noted the Roofing Sub-Committee continues to have difficulty 
locating properties accessible for site visits.  
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K. ADJOURNMENT 
 

There being no further business, Chair Goodhue adjourned the meeting at 8:16 p.m.  
 

The next meeting of the Planning Commission is tentatively scheduled: 
 

Thursday, November 12, 2015, at 4:00 p.m. – Regular Meeting 
 

 SIGNED:  

 
 

___________________________________ 
 Donald Goodhue, Planning Commission Chair 
 
 
 ATTEST: 
 
 
 ___________________________________ 
 Cortina Whitmore, Planning Commission Secretary  
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

         November 18, 2015 

 

To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of a Final Design Study (DS 15-269) and associated Coastal 
Development Permit for the construction of a new single-family 

residence located in the Single-Family Residential (R-1) Zoning District. 

 

 

Recommendation: 
 
Approve the Final Design Study (DS 15-269) and the associated Coastal Development Permit 
subject to the attached findings and conditions. 

 
Application: DS 15-269 APN: 010-264-002 
Block:  O Lot: 15 
Location: Camino Real, 2 NW of 9h Ave.  

Applicant:  Claudio Ortiz/Agent-Designer Property Owner: Zach Trailer 
 
Background and Project Description  

 
The property is 4,000 square feet in size and includes an existing single-story residence and a 
detached garage in the front yard setback area.  The property slopes approximately 10 vertical 

feet from front to back.  A Historic Determination of Ineligibility for the residence was issued by 

the Planning Department on May 15, 2015. 
 

The applicant has submitted plans to build a new 1,800-square foot single-family residence.  
The residence includes 1,179 square feet on the main level (street level) and 620 square feet on 
the lower level, which includes an attached garage.  Finish materials include wood shingle 

siding on the exterior and Carmel stone veneer on the lower level of the south elevation and a 
minor area of Carmel stone veneer on the east elevation as seen from Camino Real.  In 

addition, the applicant is proposing wood-shingle roofing and unclad wood windows and doors, 
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DS 15-269 (Trailer) 
November 18, 2015 
Staff Report  
Page 2  

 
and new fencing.  Fencing will include a four-foot high grape-stake fence with spaced pickets at 

front of the property and a solid seven-foot high grape stake elsewhere, except for the north 

fence line, which will remain as is.   

 
Of note is the approximately 72-foot driveway on the south side of the property that provides 
access to the one-car garage.  The floor level of the garage is 10 feet below street level.  The 

construction of the home also necessitates removal of approximately 125 cubic yards of soil 
(“cut”) to accommodate the lower level living space and garage.  The north and south plan 

elevations show the area of cut as a dashed line.  The proposed cut will translate to 
approximately 16 haul truck trips from the site (based on 8 cubic yards per load) on Carmel 
roads (a total of 32 trips with trucks returning empty) 

  

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) NA 1,800 sf (45%) 

Site Coverage 556 sf  NA 556 sf  
Trees 3 Upper /1 Lower 

(recommended) 
0/2 (includes existing 
tree at rear of 
property) 

1/2  

Ridge Height (1st/2nd) 18’/24’ NA Max. 1st floor: 12’-5” 

Max. 2nd floor: 22’-5” 

Plate Height (1st/2nd) 12’/ 18’ NA Max. 1st floor: 10.0’ 

Max. 2nd floor: 17.5’ 

Setbacks Minimum Required Existing Proposed 

Front  15’ NA 17’ – 8” (residence) 

72’ (detached garage) 

Composite Side Yard 10’ (25%) NA Min: 10.0 ft (25%) 

Minimum Side Yard 3’ NA Min. North Side: 5’ 

Min. South Side: 5’@garage 

Rear 15’ n/a Min: 15’ 
 
Other project components include: 1) the removal of all existing site coverage (one single-

family dwelling, a detached garage, hardscape, landscape, and decking), and 2) removal and 
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replacement of the existing fencing on the south and west boundaries.  An existing tree (holly) 

in the front yard setback will be removed. 

 
Staff analysis  
 
Previous Hearing:  The following is a list of issues related to the Concept Design Study 
presented at the Planning Commission meeting on October 20, 2015.  
 
1.  The applicant shall revise the design of the residence to include shifting the entire 

residence to the north by two feet, exchange the proposed dining room window on the 
south wall with a transom window, construct a 7-foot fence on the south boundary of 
the property, address a drain line that daylights to the property to the south, and revise 
the plans to show final height and footprint of the proposed retaining wall on the south 
boundary of the driveway. 

 
Analysis:  The applicant is agreeable to all the above changes and has resubmitted plans that 
include the following: 

 
1. Building shifted two feet north; 

2. Retaining wall on south side is determined to not be necessary as there will only be a 
10-inch difference between the subject property ground elevation and neighboring 

property’s ground elevation to the south;  

3. Window on the south elevation is replaced with a transom window; and 

4. Drain line that daylights to property to the south is removed.  All project related 

drainage will be retained on site per Carmel Municipal Code.  
 
Other Project Components 
 
Finish Materials:  Finish materials include wood shingle siding on the exterior and Carmel stone 

veneer on the lower level of the south elevation and a minor area of Carmel stone veneer on 
the east elevation as seen from Camino Real.  In addition, the applicant is proposing wood-

shingle roofing and unclad wood windows and doors, and new fencing.  Fencing will include a 
four-foot high grape-stake fence with spaced pickets at front of the property and a solid seven-

foot high grape stake elsewhere, except for the north fence line, which will remain as is.  Staff 
supports the proposed materials, which would be visually interesting and consistent with the 
design of the residence.   
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Forest Character/Landscaping:  The site includes a Silver-dollar eucalyptus tree in the rear yard 

setback and shall remain.  Furthermore, the combination of tree canopies from the eucalyptus 

tree, a Coast live oak located on the property to the north and by a Cypress tree on the 

property to the south, creates a canopy that nearly covers the entire back yard.  The City 
Forester has determined that the two proposed trees in the front yard area will suffice.  No 
additional trees are warranted.   

 
Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 states 

that all exterior lighting attached to the main building or any accessory building shall be no 
higher than 10 feet above the ground and shall not exceed 25 watts (incandescent equivalent; 
i.e., approximately 375 lumens) in power per fixture, and that landscape lighting shall not 

exceed 18 inches above the ground nor more than 15 watts (incandescent equivalent; i.e., 

approximately 225 lumens) per fixture.   
 

In addition, the City’s Residential Design Guidelines, Section 11.8, states, “Preserve the low 
nighttime lighting character of the residential neighborhoods. Use lights only where needed for 
safety and at outdoor activity areas. Appropriate locations may include building entries, gates, 
terraces, walkways, and patios,” and “[…] Point lights downward to reduce glare and avoid light 
pollution”, “Locate and shield fixtures to avoid glare and excess lighting as seen from the 
neighboring properties and from the street”. 
 

The location and style of the proposed wall-mounted light fixtures are depicted on Sheet 2 of 

the Project Plans - five wall-mounted fixtures are proposed.  The applicant is proposing a 

lantern-style fixture, which is shown in Attachment E.  The wall lights will not exceed 25 watts.  

A condition has been drafted requiring the applicant to work with staff revising the fixtures to 
be shielded and down lit.   
 

The location and style of the proposed landscape light fixtures are depicted on Sheet L1 of the 
Project Plans - seven landscape light fixtures are proposed.  Four of the landscape lights are in 

the front yard area and the remaining three will be flanking the south side of the driveway.  
One style of landscape lighting is proposed and shown on Sheet 10 of the Project Plans.  
Landscape lighting would be provided by 18-inch tall light fixtures with light downward cast and 

with shielding.  The landscape lights have an output of no more than 15 watts per fixture and 
are proposed to be placed more than 10 feet apart.  Staff supports the proposed landscape 
lighting and notes that they comply with the City requirements. 
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Public ROW:  The ROW at the front of the property contains an approximately 6-foot deep by 

40-foot wide sidewalk with curb and gutter – and will remain.     

 

Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15302 (Class 2) – Replacement or Reconstruction.  An existing, non-
historically significant single-family residence with a detached garage will be demolished and 

replaced by a new residence.  The proposal does not present any unusual circumstances that 
would result in a potentially significant environmental impact. 

 
ATTACHMENTS 
 

x Attachment A – Site Photographs 

x Attachment B – Findings for Approval 

x Attachment C – Conditions of Approval 

x Attachment D – Project Plans 

x Attachment E – Light Fixture Details – wall mounted 
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Project site  

 

 

Project site - facing south along Camino Real 
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Project Site – facing north along Camino Real 

 

 

 

Rear yard – facing south 
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Rear yard – facing north 
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

ᅛ  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

ᅛ  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

ᅛ  

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

ᅛ  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

ᅛ  

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

ᅛ  

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

ᅛ  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

ᅛ  
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9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

ᅛ  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

ᅛ  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

ᅛ  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

ᅛ  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

ᅛ  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

ᅛ  
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Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 15-269) authorizes the 
applicant to build a new 1,800-square foot single-family residence that includes 
1,179 square feet on the main level (street level) and 620 square feet on the 
lower level, which includes an attached garage.  Finish materials include wood 
shingle siding on the exterior and Carmel stone veneer on the lower level of the 
south elevation and a minor area of Carmel stone veneer on the east elevation 
as seen from Camino Real.  Included is wood-shingle roofing and unclad wood 
windows and doors, and new fencing.  Fencing will include a four-foot high 
grape-stake fence with spaced pickets at front of the property and a solid seven-
foot high grape stake elsewhere, except for the north fence line, which will 
remain as is. 

 ݲ

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

 ݲ

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

 ݲ

4. All new landscaping, if proposed, 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 when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

 ݲ

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

 ݲ
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6. 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. 

 ݲ

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

 ݲ

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City 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 in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

 ݲ

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

 ݲ

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

 ݲ

11. The Carmel stone façade 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.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

 ݲ
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12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

 ݲ

13. The applicant agrees, at his or her 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. 

 ݲ

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

 ݲ

15. This project is subject to a volume study. ݲ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

 ݲ

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

 ݲ

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 

N/A 
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new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

 ݲ

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

 ݲ

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

 ݲ

 Special Conditions  

22. The applicant shall plant and maintain ONE new upper-canopy and ONE lower-
canopy tree of substantial size and caliber and of a species approved by the City 
Forester.  The location, size, and species of this tree shall be noted on the 
landscape plan submitted with the construction plan set.  Prior to final planning 
inspection, the tree shall be planted on site located approximately 10 feet from 
any building.    

 ݲ

23. Prior to submitting for the Building Permit, the applicant shall work with staff on 
a light fixture design that is consistent with City requirement for down lit 
fixtures. 

 ݲ

 
*Acknowledgement and acceptance of conditions of approval. 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

 
Planning Commission Report 

 
November 18, 2015 

 
 
To:    Chair Goodhue and Planning Commissioners 
 
From:   Marc Wiener, Acting Community Planning and Building Director 
 
Submitted by:  Brian Roseth, Monterey Bay Planning Services 
 
Subject:  Consideration of advisory recommendations to the City Council on (1) 

the adequacy of the environmental documents, and (2) appropriate 
design options for the Rio Park/Larson Field Shared Use Trail Project.   

_____________________________________________________________________________ 
 
Recommendations: 
 
Forward recommendations to the City Council that: 
 
(1) The Initial Study and proposed Mitigated Negative Declaration are legally adequate and 

should be adopted.   
 
(2)  All mitigations identified in the Initial Study, as amended in this Staff Report, should be 

implemented as part of the project.  This includes the specific amendments to mitigation 
measure CULT-1 and the substitution of signage for fencing for mitigation measure BIO-6.  
The Mitigation Monitoring and Reporting Program (Attachment-H) also should be adopted. 

 
(3)  Project Design Options #1, #2 and #3 should be incorporated into the project design. 
 
Project Background: 
 
The Rio Park/Larson Field Shared Use Trail is part of the City Council's Key Initiative to improve 
local and regional trails.  The construction of this trail is a listed and funded project on the 
City's Capital Improvement Plan.  The City retained Monterey Bay Planning Services (MBPS) to 
work with the underlying land owners to establish a proposed route for the trail, as well as to 
assist with the permitting requirements.  The City retained PMC for environmental documents.   
 
There are four properties underlying the proposed trail alignment.  One of these is owned by 
the City (Rio Park) and the other three are owned by the Catholic Diocese, the Carmel Area 
Wastewater District, and Mission Ranch.   To cross the other properties, the City will need 
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easements.  All property owners have been generally supportive of the trail concept and 
easement negotiations remain active.  MBPS has designed the trail to preserve the land uses 
and operational functions already established on each property.   The Catholic Diocese and the 
Board of Directors of the Carmel Area Wastewater District have both given the City "concept 
approval" of the design.   
 
Project Description 
 
The proposed trail will connect Lasuen Drive with Rio Road and will be limited to pedestrian 
and bicycle traffic, except as required to serve existing uses (see Attachment-A:  Site Plan).  It 
will meet ADA grades.  The connections at both trail ends will tie in with established bicycle 
routes designated by the City and the County.  Signage at each termination will list rules for 
use of the trail as established by the City Council.  No trail lighting is proposed and the hours 
will be limited to daylight periods. 
 
Along the Larson Field portion of the alignment, there will be security fencing to separate trail 
users from the playground use established by Junipero Serra School.  This fencing will have 
two keyed access gates for intermittent use (1) by CAWD--to service a manhole near the 
southeast corner of the field, (2) by Carmel Youth Baseball--to truck in supplies for games and 
(3) by emergency responders, whenever required.  The route across Larson Field is similar to 
an informal road already established, both by CAWD and by Carmel Youth Baseball.  To make 
room for the trail, some minor adjustments will be made to one of the backstops and the 
batting cage will be relocated.  At Rio Road the trail termination will split and flare out into 
east and west legs to merge into traffic safely.   
 
The south half of the trail is located on portions of Mission Ranch, Rio Park and a CAWD 
pipeline property.  Starting at Lasuen Drive, the trail will follow the north boundary of the 
Mission Ranch property and will lie adjacent to the existing paved driveway serving the 
Mission Ranch tennis courts.   
 
Several safety features have been included for this portion of the trail: 
 
(1)  A safety barrier will be installed for a short distance along the south side of the trail, to 
protect trail users from traffic exiting the Mission Ranch tennis court parking area.  
 
(2)  A stop sign is located at the west end of the trail so bicycles stop before entering traffic. 
 
(3)  The western 15 feet of chain link fence and the stone pillar located along the south 
property line of the Carmel Mission will be lowered to three feet to enhance visibility between 
trail users and vehicles exiting the Carmel Mission driveway at this location. 
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(4)  Signage and a crosswalk will be installed on the west side of Ladera Drive approximately 
160 feet north of the trail.  The sign will advise bicycle and pedestrian traffic approaching the 
trail from the north to cross the street at this point, where it is safe.  A 2-way path for 
pedestrians and cyclists, separated from vehicle traffic, will be installed on the east side of 
Ladera between the crosswalk and the trail entrance.  Existing, informal parking along this 
stretch of Ladera Drive will be removed to accommodate this path. 
 
After passing over the Mission Ranch property, the proposed trail will cross the CAWD 
property for a short distance and then reach the City's Rio Park property.  The trail follows the 
north boundary of Rio Park then crosses the CAWD property again to enter Larson Field. 
 
Project Design Options 
 
The environmental review process often reveals ways to improve project designs even beyond 
the mitigations required for significant environmental impacts.  This results from suggestions 
made in comment letters as well as from the availability of time to rethink design elements as 
the review process unfolds.  Staff has developed four design options for consideration by the 
Planning Commission and City Council.  None of these address impacts identified as 
"significant" during environmental review, and, therefore, none of these are required to be 
adopted by CEQA.  The Commission may want to forward recommendations on these options 
to the City Council, along with its recommendations on the environmental documents.  Design 
Options #1, #2 and #3 are illustrated on Attachment-B. 
 
Design Option #1:  Add Parking--This option was suggested by the City Administrator and by 
Mission Ranch.  It would make up for the parking removed from Lasuen Drive and take care of 
any new demand created as the trail gains popularity.  Staff recommends this option. 
 
Design Option #2:  Alternate Trail Alignment--This option was suggested by the Director of 
CAWD and by the City Administrator.  It fully separates trail users from all vehicle traffic 
entering the Rio Park property, achieving greater safety.  It also provides a new means for 
CAWD to access its manholes without using Rio Park.  By doing this, it avoids the negative 
aesthetic result, added costs and the waste of space that would result if CAWD had to build its 
own road alongside the City's trail.  The downsides to this option include greater initial 
construction cost to support the District's trucks and the periodic loss of trail access on the 
days when CAWD must use the trail for its maintenance activities.  These topics are discussed 
more fully below on page-9.  Staff recommends this option. 
 
Design Option #3:  Shift Location of the new Rio Road Crosswalk--This option was suggested in 
the traffic engineer's analysis and appears to be superior to the original design. The new Rio 
Road crosswalk would be relocated to the east side of Atherton Drive, closer to the trail.  This 
avoids conflict with the existing bus stop and eliminates the need to add a wide, paved 
walkway along the Larson Field frontage.  It also reduces the potential for unprotected street 
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crossings by people approaching the trail from the east on the north side of Rio Road.  Staff 
recommends this option. 
 
Design Option #4:  Informal Trail Surface--The project description in the Initial Study notes that 
the trail surface has not yet been defined by the City Council.  The environmental analysis 
proceeded using the assumption that the trail would be paved with asphalt and meet all Class-
1 Bikeway standards.  The Council made it clear, however, that the City might want to create a 
less formal trail using decomposed granite or some other surface treatment.  The advantages 
of a dirt trail are lower installation cost and a less formal appearance.  The advantages of a 
paved surface are improved usability for road bikes and wheelchairs, better performance after 
periods of rain, possibly greater access to grant funding and possibly a lower cost for yearly 
maintenance.  Staff has no recommendation regarding this option. 
 
Permits  
 
At the conclusion of the CEQA process, the City Council will adopt environmental documents, 
make design adjustments as needed and authorize continued permit processing for the 
project.  The City's Planning Commission will then review a Use Permit and Coastal 
Development Permit for the portion of the trail that crosses Larson Field and terminates at Rio 
Road.   
 
All other trail segments are located outside City limits and will require review and approval of a 
Coastal Development Permit from the County of Monterey.  Once all permits are obtained, the 
final design, any required mitigations, and the easements will return to the City Council for 
final project approval. 
 
Environmental Review: 
 
This project requires environmental review consistent with the California Environmental 
Quality Act (CEQA).  This is a multi-step process: 
 
(1) An Initial Study (IS) evaluates the project for its potential to cause environmental 

impacts.  When an identified impact is considered significant or potentially significant, 
mitigations are proposed to eliminate or reduce its severity.  If all the identified 
significant and potentially significant impacts can be mitigated to a level of "less-than-
significant", it is appropriate to recommend adoption of a Mitigated Negative Declaration 
(MND). 

 
(2) Once the draft IS and MND are completed, they are released for public comment.  This 

serves as a check on the adequacy of the analysis.  After the comment period closes it is 
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the City's responsibility to provide responses to all the comments received on 
environmental issues.  The responses may take the form of clarifications or modifications 
to the original analysis or may include new mitigations.  Responses may also include 
minor revisions to the project design.   CEQA does not require a response from the City 
for non-environmental issues raised in the comment letters.   

 
(3) The IS/MND plus the responses to comments are then packaged for review by the 

decision-making body for the project--in this case the City Council.  The MND is adopted 
and then project decisions can  then made in parallel with consideration for the 
environment.  In Carmel-by-the-Sea all environmental documents must be reviewed by 
the Planning Commission for adequacy prior to adoption by the decision-making body.   
This is an advisory role and typically includes a recommendation to adopt the mitigations.  

    
In April 2015, the City Council retained PMC to prepare the environmental Initial Study for this 
project.  PMC completed the Initial Study and recommended adoption of a Mitigated Negative 
Declaration.  These documents were released for a 30-day public comment period on 11 
September 2015.  The Planning Commission held a public hearing to receive oral comments on 
23 September 2015.  By the end of the public comment period, the City had received four 
comment letters (see Attachments C, D, E and F).  PMC and MBPS have prepared responses to 
all environmental comments received (discussed below).   
 
Many of the comments received by the City raised issues that are not environmental and 
relate more to project design or the ongoing easement negotiations.  Staff has prepared 
project design options in response to some of these suggestions and the Commission may 
want to advise the Council on whether these should be incorporated into the project.  Staff 
cautions the Commission that some of the comments raise off-site issues concerning trespass, 
liability and existing patterns of movement.  These issues are being discussed in the easement 
negotiations and are probably best left within that venue.  Staff recommends that the 
Commission, instead, stay focused on the actual project design and its direct environmental 
effects as discussed in the Initial Study.   
 
Responses to Public Comment  

The City received four pieces of correspondence and/or comments on the draft Initial 
Study/Mitigated Negative Declaration that was circulated from September 11, 2015 to 
October 12, 2015.  These comment letters are attached and should be reviewed in conjunction 
with this section.  The following (prepared jointly by PMC and MBPS) are responses to those 
comments that are directly or indirectly related to the environmental analysis. 

1. Mr. Doug Schmitz, City Administrator. Comments suggest the potential need to add 
parking, noting that existing spaces on Lasuen Drive will be removed and there is sufficient 
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land at the Rio Park site to accommodate a parking area. Comments also note concerns 
regarding access and potential conflicts between vehicles and trail users. 

 
Response 

 
Parking:  Staff has reviewed the concept of adding a parking area at the site and analyzed 
potential impacts of this design option.  Although changes in parking demand and supply are 
not typically an environmental topic evaluated under CEQA (per Guidelines Appendix G), the 
comments do address the performance for the local circulation system, which must address all 
modes of transportation. 
 
Staff’s  supplemental  analysis  (see Attachment-G) concludes that parking can be provided on 
site, sharing the Mission Ranch tennis court driveway that connects to Ladera Drive.  Staff has 
prepared a design option to achieve this (see Attachment-B).  Adding this design option could 
provide 15 to 20 spaces and more than offset the loss of parking along Lasuen Drive near the 
Carmel Mission. 
 
Separating Vehicles from Pedestrians/Cyclists:  With the existing trail alignment, the addition 
of a parking area would require vehicles and trail users to share the road/trail for 
approximately 60 feet.  This small parking area is not expected to generate traffic in any 
significant volume that would conflict with trail users.  However, since the future use of the Rio 
Park property has not been finally determined, there is some uncertainty regarding the future 
traffic volumes that might eventually occur.  Design Option #2 provides an alternative trail 
alignment that would route the pathway to the north and avoid future vehicle conflicts 
altogether (see Attachment-B).  

 
2. Jacqueline Zischke, Attorney at Law (representing Mission Ranch). Comments focus on 

potential trail conflicts with vehicle traffic within Mission Ranch and the tennis court parking 
lot; increased parking demand generated by trail users; increased trespass within Mission 
Ranch; timing of traffic counts; removal of parking along Lasuen Drive; safety along Lasuen 

Drive; increased demand for public services; and accessibility to emergency responders. 
 

Response 
 

Traffic Conflicts with Tennis Court Parking Lot:  As noted on the site plan, the trail access is 
located adjacent to, but north of, the Mission Ranch tennis court driveway.  This separates trail 
users from other vehicle traffic using the driveway.  The pedestrian barrier proposed on the 
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site plan provides a further separation that avoids direct conflict between trail users and 
vehicles exiting the tennis court parking lot.  The traffic engineer determined that this design 
was the safest approach to building the trail. 
 
Parking Lot Trespass at Tennis Courts:  The proposed trail is not anticipated to generate a 
significant demand for vehicle parking and it is unlikely that trail users will attempt to park in 
the Mission Ranch tennis court parking lot.  This conclusion is based on the City's experience 
with other parks that have entrances in residential neighborhoods.  Although not required as 
mitigation under CEQA, a gated entrance could serve to formalize the tennis court entrance at 
Mission Ranch and prevent the general public from entering the parking lot.  This concept is 
currently under discussion as part of the easement negotiations.  Another way to address this 
concern is to provide parking as part of the project.  Design Option #1 achieves this (See 
Attachment-B).   

 
Increased Trespass Within Mission Ranch:  This comment raises a concern that the trail will 
generate a significant increase of pedestrians/cyclists/school  children  entering  Mission  Ranch’s  
main private grounds, thereby creating a safety hazard and/or increasing liability exposure.  It 
is unclear why trail users would be attracted to walking around Mission Ranch unless this 
property serves to connect other origins and destinations.  If this is an existing pattern of 
movement experienced by Mission Ranch, the owner may want to explore placing directional 
or other signage at key entrance points to deter such activity.  If school children are currently 
using Mission Ranch as a short-cut to or from the adjacent school grounds, a property-line 
fence adjoining the school may be appropriate to prevent this behavior.  In any case, the issue 
is one of private property trespass, not environmental impact, and there are more effective, 
legal, means of addressing this concern. 
 
Traffic Counts:  Traffic counts were taken during peak activity associated with nearby school 
hours. This is an accepted method to determine peak traffic, as schools typically generate the 
majority of local traffic in the morning and afternoon hours. 
 
Parking Along Lasuen Drive :  Although parking supply and demand is not an environmental 
issue considered within CEQA Guidelines Appendix G, staff has responded to this concern by 
preparing a design option adding a parking area on the City's Rio Park property (see 
Attachment-B).  This parking area would fully offset the loss of parking along Lasuen Drive plus 
add some parking to address any increase in demand resulting from trail use.  This design 
option can be considered by decision-makers during project approval. 
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Proposed Expansion of Asphalt:  This comment is probably referring to text describing the 
project appearing on page 3 of the Traffic Analysis prepared by the engineering firm of Hatch, 
Mott Macdonald.  This description of where, exactly, additional asphalt is warranted might be 
confusing.   A corresponding note on the site plan shows that the suggested change in paving 
is located at the point where vehicles must begin turning left as they exit the tennis court 
parking lot.  This small area of additional asphalt would improve turning movements for larger 
vehicles (e.g. garbage or maintenance trucks).  There is no proposed expansion of the road 
along the Mission Ranch property, and as such, there would be no effect on the flow of 
pedestrians or cyclists and no loss of parking in this area.   

 
Pedestrians exiting the trail and traveling west should be expected to walk along the shoulder 
facing traffic, while cyclists traveling west should cross the road and travel along Dolores just 
as a motor vehicle would.  This is normal traffic safety behavior and warrants no special 
signage or design change. 
 
Public Services:  The project would not create the need for new or expanded public services or 
facilities, the construction of which would create physical environmental impacts. The regular 
maintenance and operations of the trail are well within the capacity of the City.  Consultation 
with City departments confirms that police already patrol the property on a nightly basis, and 
the Public Works/Forestry Department has the capacity to address trash cans, vegetation 
management and trail maintenance. 
 
Emergency Access and Responsibility:  The City has already assumed responsibility for the 
properties along the length of the trail.  These properties are routinely patrolled by the Carmel 
Police Department.  The City does this because (a) Larson Field is within its normal jurisdiction 
and (b) Rio Park is owned by the City and, therefore, the City has a real property interest in 
keeping it secure.  In addition, existing mutual aid agreements between the County and City 
are in place to enhance response capabilities.  

 
3. Carmel Area Wastewater District (CAWD).  CAWD’s  comments  focus  on  maintaining  
clear access to District facilities and underground infrastructure from both Lasuen Drive and 
from Rio Road; required easement agreements; pathway design requirements for any portions 
of the trail that require shared access; revegetation mitigation; and the proposed sensitive 
habitat barrier. 
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Response 

 

Preserving Access for District Activities:  This comment raises a concern that the proposed trail 
must not interfere with existing access to underground and above-ground infrastructure.  The 
District maintains several underground pipelines for water and sewer and must access these 
facilities via a series of manholes approximately every eight months.  This activity involves a 
pumper truck that is both large and heavy.   
 
The District has an easement over Larson Field to access a manhole located near the southeast 
corner of the field.  This informal access road is located approximately where the City's 
proposed trail is planned.  The trail design accommodates the District's needs in two ways.  
First, the trail will be built to carry the weight of the District's trucks.  Second, the trail will 
include a vehicle access gate specifically to allow for the existing activities established on 
Larson Field by CAWD and Carmel Youth Baseball.  
 
The District's pipeline property lies between Rio Park and Larson Field and is where the 
majority of the manholes are located.  Currently, maintenance crews access most of these 
manholes by using informal dirt roads located on the City's Rio Park property.  This has been 
allowed by the City for many years without an easement.  However, as the City begins to install 
improvements on Rio Park, a time may come when the City will need the District to cease 
using the park and access its manholes using its own property.   
 
The original design for the trail anticipated this by maintaining the vehicle gate and matching 
grades with the trail so that CAWD trucks could cross the trail and proceed toward the 
manholes using District Property.  This design was approved in concept by the District Board 
prior to the City Council's launch of the environmental review process.  (Note:  see additional 
discussion, below, regarding a shared road.) 
 
Need for an Easement:  While not an environmental issue, the City understands that an 
easement will be required for the trail to cross District property.   The City also accepts the 
responsibility for preparing the draft document.  A draft easement was delivered to the District 
for review and comment in February 2015. 
 
Preference for a Shared Road:  The District staff has proposed that a shared road, located on 
the District's pipeline property, could meet the needs of both the City and CAWD.  Except for 
one or two days each year, the road would be available for pedestrians and cyclists.  On days 
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when District maintenance activities occur, the trail could be closed for pumping and 
inspections.  This would avoid duplicate roads, lower total costs for installation and 
maintenance and make more efficient use of available space.  Design Option #2 achieves this 
result (see Attachment-B). 
 
District Approval for Mitigations:  Mitigation measure BIO-2 requires that disturbed areas be 
restored and re-seeded back to their preconstruction condition.  This would not result in any 
additional vegetation.  Any revegetation plans required as mitigation can be reviewed with 
CAWD staff.  With respect to the  “sensitive  habitat  barrier”  as  required  by  BIO-6, this is 
intended to function as a simple visual barrier to keep trail users from accessing adjacent 
sensitive riparian areas.  This deterrent can also be accomplished by appropriate signage that 
will not impede access along the District property boundary.   

 
4. Ohlone/Costanoan-Esselen Nation (OCEN). OCEN requests consultation as to the 
planned project and any related surveys, testing and mitigation programs developed for the 
project. 

Response 
 

As discussed within the Initial Study, no specific resources were identified during the site 
surveys.  However, the archaeological report does identify the high cultural sensitivity of the 
immediate area.  The City is also aware of the consultation requirements under AB52.  It 
should be noted that the archaeological study was contracted and well underway prior to the 
enactment of AB52.  
 
The City of Carmel-by-the-Sea respects the importance of local cultural resources and the 
importance of consultation.  For this reason, mitigation measure CULT-1 has been augmented 
as follows to require absence/presence testing. 

CULT-1 

Prior to construction, the City shall conduct presence/absence testing of those areas along the 
trail that are proposed for grading or excavation. Areas that will receive fill and compaction do 
not warrant testing. If the testing demonstrates that the project would not impact cultural 
resources, no further mitigation or professional monitoring is necessary. Testing results will be 
shared with tribal representatives.  If testing demonstrates that the project does have the 
potential to impact resources, specific mitigation strategies such as avoidance, protection 
(capping) or excavation/recovery will be employed. Mitigation strategies will be shared with 
tribal representatives prior to construction. 
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During construction for all ground-disturbing activities, a qualified archaeologist shall be 
present for any activity involving excavation and soil disturbance over the entire length of the 
project alignment and any equipment staging areas. With the above strategy, further on-site 
monitoring is not justified. However, if at any time potentially significant archaeological 
resources are encountered or suspected during construction, the construction manager 
monitor shall be authorized to halt excavation until the archaeologist provides an evaluation of 
the find. If the find is determined to be significant, work shall remain halted until a mitigation 
plan is developed, approved by the City and tribal leaders, and implemented. Work may 
proceed on other parts of the project site while mitigation for the resource is carried out.  

Timing/Implementation:  Prior to and during construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

Recommendations 
 
Forward recommendations to the City Council that: 
 
(1) The Initial Study and proposed Mitigated Negative Declaration are legally adequate and 

should be adopted.   
 
(2)  All mitigations identified in the Initial Study, as amended in this Staff Report, should be 

implemented as part of the project.  This includes the specific amendments to mitigation 
measure CULT-1 and the substitution of signage for fencing for mitigation measure BIO-6.  
The Mitigation Monitoring and Reporting Program (Attachment-H) also should be adopted. 

 
(3)  Project Design Options #1, #2 and #3 should be incorporated into the project design. 
 
Attachments 
 
Attachment-A:  Original Site Plan 
Attachment-B:  Project Design Options 
Attachment-C:  Schmitz letter 
Attachment-D:  Mission Ranch letter 
Attachment-E:  CAWD letter 
Attachment-F:  OCEN letter 
Attachment-G:  PMC Supplemental Analysis 
Attachment-H:  Mitigation Monitoring Program 
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Attachment-C 

 

 

 

Marc, 
 
Re: the project-------------- 
 
1) Should a parking area be considered on the Rio Park property? Use of the pathway may 
engender a demand for parking. This seems likely since some off-the-road spaces on Lasuen may 
be removed in the future. There is sufficient property at the Rio Park site to accommodate a 
parking area. 
 
2) If there is a parking area, or as future uses evolve for the parkland, there will be a need for 
vehicular access onto the property. Won't those vehicles need to use the same route to get into 
Rio Park as is currently designated for part of the pathway? This would result in future conflicts 
and the path could lose its status as a Class 1 bikeway. Consideration should be given for an 
alternate route that could keep bikes separated from vehicles. 
 
Thank you. 

Doug Schmitz 

58

mwiener


mwiener
Attachment C



59

mwiener
Attachment D



60



61



62

mwiener
Attachment E



63



64



65

mwiener
Attachment F



66



67



68



BIOLOGICAL MEMORANDUM 

69

mwiener
Attachment G



70

mwiener
Attachment G



 

 

71



-‐1

Timing/Implementation: During construction 
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ATTACHMENT-H 
 
 
 

MITIGATION MONITORING & REPORTING PROGRAM 
 

FOR THE  
 

RIO PARK/LARSON FIELD PATHWAY PROJECT 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CITY OF CARMEL-BY-THE-SEA 

COMMUNITY PLANNING & BUILDING 

PO DRAWER G 

E/S MONTE VERDE BETWEEN OCEAN AND 7TH 

CARMEL, CA 93921 

CONTACT: BRIAN ROSETH, 530-273-7154 

 

 

NOVEMBER, 2015 
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Carmel, CA 
1 

 
PROGRAM CONTENTS 

 

This mitigation monitoring program includes a brief discussion of the legal basis and 

purpose of the mitigation monitoring program, a key to understanding the monitoring 

matrix, a discussion of noncompliance complaints, and the mitigation monitoring matrix 

itself. 

 

LEGAL BASIS AND PURPOSE OF THE MITIGATION MONITORING PROGRAM 
 
Public Resource Code (PRC) 21081.6 requires public agencies to adopt mitigation 

monitoring or reporting programs whenever certifying an environmental impact report 

or mitigated negative declaration. This requirement facilitates implementation of all 

mitigation measures adopted through the California Environmental Quality Act (CEQA) 

process. 

 

The Governor’s Office of Planning and Research advisory publication, Tracking CEQA 
Mitigation Measures, provides local governments basic information and practical advice 

concerning compliance with mitigation monitoring and reporting programs. 

Correspondingly, this document incorporates the suggestions contained within the 

advisory publication and from research on similar monitoring programs.  

 

MONITORING MATRIX 
 

The following pages provide a series of tables identifying the mitigation measures 

proposed specifically for the project. These mitigation measures are derived from the 

Rio Park/Larson Field Pathway Initial Study (IS) and Mitigated Negative Declaration 

(MND).  The columns within the tables have the following meanings: 

 

Mitigation Measure: Provides the text of the Mitigation Measure identified in the 

Environmental Document. 

 
Responsible  This column references any public agency or City  
Agency/Department: department with which coordination is required to satisfy the 

identified mitigation measure. The agency or department 

listed is responsible for clearing the mitigation measure. 

 
Monitoring/Reporting This column identifies by whom the monitoring or reporting  
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Done By: will be done, which may include the applicant, applicant’s 
consultant, or contractor. 

 
 
 

Timing/Frequency: This column identifies at what point in time, review process 

or  

phase of the project the measure will be completed. 

 

Final Clearance These columns will be initialed and dated by the individual  

Date: designated to verify adherence to project specific mitigation. 

 

Comments: This column is reserved for any additional explanation, if 

necessary.  
 
NONCOMPLIANCE  
 

Any person or agency may file a complaint asserting noncompliance with the mitigation 

measures associated with the project. The complaint shall be directed to the City of 

Carmel Community Planning and Building Department in written form providing specific 

information on the asserted violation. The Department shall initiate an investigation and 

determine the validity of the complaint; if noncompliance with a mitigation measure has 

occurred, the Department shall initiate appropriate actions to remedy any violation. The 

complainant shall receive written confirmation indicating the results of the investigation 

or the final action corresponding to the particular noncompliance issue. 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

Biology 

BIO - 1 Worker Environmental Awareness Training. The 
City shall retain a qualified biologist to conduct 
mandatory contractor/worker awareness training 
for construction personnel. The awareness training 
shall be provided to all construction personnel to 
brief them on the identified location of sensitive 
biological resources, including how to identify 
species (visual and auditory) most likely to be 
present and the need to avoid impacts to biological 
resources (e.g., plants, wildlife, and jurisdictional 
waters), and to brief them on the penalties for not 
complying with biological mitigation requirements. 
If new construction personnel are added to the 
project, the contractor shall ensure that they receive 
the mandatory training before starting work. 

Community Planning 
and Building 
Department 

Public Works 
Director/Contractor 
(Implementation) 
 
 

Prior to start 
of ground 
disturbance 

  

BIO - 2 Best Management Practices. The following best 
management practices shall be implemented during 
all phases of construction to reduce impacts to 
special-status species and sensitive habitats: 
a) The disturbance or removal of vegetation shall 

not exceed the minimum necessary to 
complete operations and shall occur only 
within the defined work areas.  

b) A construction best management practices 
(BMP) plan shall be submitted with 
construction drawings. Prior to initiation of 
construction activities, construction BMPs shall 
be employed on-site to prevent degradation of 
on- and off-site waters of the United States. 

Community Planning 
and Building 
Department 

Contractor 
(Implementation) 
 
Building Inspector 
(Verification) 

Prior to, 
during, and 
after 
construction 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

Methods shall include the use of appropriate 
measures to intercept and capture sediment 
prior to entering nearby waterways, such as 
the Carmel River and associated drainages, as 
well as erosion control measures along the 
perimeter of all work areas to prevent the 
displacement of fill material. All BMPs shall be 
in place prior to initiation of any construction 
activities and shall remain until construction 
activities are completed. All erosion control 
methods shall be maintained until all on-site 
soils are stabilized. 

c) In order to avoid attracting predators, all trash 
shall be disposed of in closed containers and 
removed from the project area at least once a 
week. 

d) Following construction, disturbed areas shall be 
restored to pre-construction contours to the 
maximum extent possible and reseeded with a 
native species mix. 

BIO – 3 Riparian Vegetation Clearing Monitor and 

Protective Silt-Fencing Installation. The City shall 
retain a qualified biologist to monitor vegetation 
clearing activities in the riparian area to protect any 
special-status species encountered, including 
Monterey ornate shrew, western pond turtle, and 
California red-legged frog. In addition, the biological 
monitor shall supervise the installation of silt 
fencing between the project impact area and the 
riparian corridor associated with the Carmel River in 
order to keep special-status species from entering 

Community Planning 
and Building 
Department 

Contractor/Project 
Biologist 
(Implementation) 
 
Building Inspector 
(Verification) 

During 
riparian 
vegetation 
clearing 
activities and 
throughout 
construction 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

the work area. The silt fencing shall be kept in place 
until construction in the vicinity of the riparian area 
is complete. 

BIO – 4 Nesting Bird Preconstruction Surveys. If clearing 
and/or construction activities will occur during the 
raptor or migratory bird nesting season (February 
15–August 15), preconstruction surveys for nesting 
birds, including northern harrier, peregrine falcon, 
and yellow warbler, shall be conducted by a 
qualified biologist within 14 days prior to initiation 
of construction activities. The qualified biologist 
shall survey the construction zone and a 500-foot 
buffer surrounding the construction zone to 
determine whether the activities taking place have 
the potential to disturb or otherwise harm nesting 
birds. Surveys shall be repeated if project activities 
are suspended or delayed for more than 15 days 
during nesting season. 
If active nest(s) are identified during the 
preconstruction survey, a 100-foot no-activity 
setback for migratory bird nests and a 250-foot 
setback for raptor nests shall be established by a 
qualified biologist. No ground disturbance shall 
occur within the no-activity setback until the nest is 
deemed inactive by the qualified biologist. 

Community Planning 
and Building 
Department 

Public Works 
Director/Project 
Biologist 
(Implementation) 
 
Building Inspector 
(Verification) 

Prior to 
vegetation 
clearing or 
ground 
disturbance 

  

BIO – 5 Special-Status Mammals Preconstruction Survey. 

The City shall retain a qualified biologist to conduct 
focused preconstruction surveys in riparian areas 
within 3 days prior to clearing and/construction for 
woodrat and shrew nests within the project 
footprint and a 100-foot buffer. If no woodrat or 
shrew nests are found, no further action is 

Community Planning 
and Building 
Department 

Public Works 
Director/Project 
Biologist/Contractor 
(Implementation) 
 
Building Inspector 
(Verification) 

Prior to 
vegetation 
clearing or 
ground 
disturbance 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

necessary. If woodrat and/or shrew nests are found, 
they shall be flagged for avoidance during project-
related activities. Nests that cannot be avoided shall 
be manually deconstructed prior to clearing 
activities to allow animals to escape harm. If a litter 
of young is found or suspected, nest material shall 
be replaced, and the nest left alone for at least 2 
weeks before re-checking to verify that young are 
capable of independent survival before proceeding 
with nest dismantling. 

BIO – 6 Additions to Path Design. The City shall incorporate 
the following features in the final project design:  
a) A barrier to provide visual separation between 

the path and sensitive habitat, such as an open, 
split rail fence, or warning signs shall be 
installed between the proposed path and the 
riparian corridor south of the project to 
discourage trail users from entering 
environmentally sensitive habitat areas. The 
approximate location of the barrier or signage 
is shown on Figure 3. 

b) Trash cans shall be placed at regular intervals 
along the path in order to reduce the amount 
of trash and refuse that may result from 
increased human traffic. 

c) Informative signs identifying native flora and 
fauna shall be placed along the path educating 
the public about sensitive biological resources 
in the area. 

Community Planning 
and Building 
Department 

Community Planning 
and Building 
Director/Project 
Designer 
(Implementation) 
 
Building Inspector 
(Verification) 

Incorporated 
in final project 
design 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

BIO – 7 No Net Loss of Riparian Habitat. For every acre of 
riparian habitat permanently affected by the 
proposed project, the City shall replace the affected 
acreage at a minimum of a 2:1 ratio. Impacts shall 
be offset through restoration within and/or adjacent 
to the project area. 

Community Planning 
and Building 
Department 

Project 
Designer/Project 
Biologist 
(Implementation) 
 
Building Inspector 
(Verification) 

Following 
construction 
activities 

  

BIO – 8 No Net Loss of Waters. For every acre of drainage 
ditch affected by the proposed project, the City shall 
replace the affected acreage at a minimum of a 1:1 
ratio. Impacts shall be offset through the restoration 
and/or relocation of drainages within the project 
area. 

Community Planning 
and Building 
Department 

Project 
Designer/Public Works 
Director 
(Implementation) 
 
Building Inspector 
(Verification) 

Following 
construction 
activities 

  

Cultural Resources 

CULT – 1 Prior to construction, the City shall conduct 
presence/absence testing of those areas along the 
trail that are proposed for grading or excavation. 
Areas that will receive fill and compaction do not 
warrant testing. If the testing demonstrates that the 
project would not impact cultural resources, no 
further mitigation or professional monitoring is 
necessary. Testing results will be shared with tribal 
representatives. If testing demonstrates that the 
project does have the potential to impact resources, 
specific mitigation strategies such as avoidance, 
protection (capping) or excavation/recovery will be 
employed. Mitigation strategies will be shared with 
tribal representatives prior to construction. With the 
above strategy, further on-site monitoring is not 
justified. However, if at any time potentially 
significant archaeological resources are encountered 

Public Works 
Department 

Public Works 
Director/Project 
Archaeologist 
(Implementation) 
 
Building Inspector 
(Verification) 

Prior to and 
during 
construction 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

or suspected during construction, the construction 
manager shall be authorized to halt excavation until 
the archaeologist provides an evaluation of the find. 
If the find is determined to be significant, work shall 
remain halted until a mitigation plan is developed, 
approved by the City and tribal leaders, and 
implemented. Work may proceed on other parts of 
the project site while mitigation for the resource is 
carried out. 

CULT – 2  In the event paleontological resources are 
encountered or suspected during construction, the 
construction manager shall cease operation at the 
site of the discovery and immediately notify the City 
of Carmel-by-the-Sea Department of Community 
Planning and Building. A qualified paleontologist 
shall provide an evaluation of the find and prescribe 
mitigation measures to reduce impacts to a less 
than significant level. In considering any suggested 
mitigation proposed by the consulting 
paleontologist, the City shall determine whether 
avoidance is necessary and feasible in light of 
factors such as the nature of the find, project 
design, costs, and other considerations. If avoidance 
is unnecessary or infeasible, other appropriate 
measures (e.g., data recovery) shall be instituted. 
Work may proceed on other parts of the project site 
while mitigation for paleontological resources is 
carried out. 

Public Works 
Department 

Public Works 
Director/Contractor 
(Implementation) 
 
Building Inspector 
(Verification) 

During 
construction 

  

Transportation 
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Mitigation 

Number Mitigation Measure 

Responsible 

Agency/Department  

Implementation  

and 

Monitoring/Reporting  

Timing/ 

Frequency 

Final 

Clearance 

Date Comments 

TRAN – 1 
 

Pedestrian and Cyclist Safety Design Measures. The 
City shall incorporate the following recommended 
design modifications contained in the Rio Park-
Larson Field Trail Traffic Analysis prepared by Hatch 
Mott MacDonald, dated September 9, 2015, and 
provided as Appendix C. 
 
Rio Road Terminus 
1. Construct the proposed all-weather path on 

the south side of Rio Road to accommodate 
two-way bicycle traffic between the trail entry 
and the crosswalk at Atherton Drive. 
 

Lasuen Drive Access 
1. Locate the crosswalk across Lasuen Drive to 

provide adequate stopping sight distance for 
motorists approaching the crosswalk in each 
direction on Lasuen Drive-Dolores Street. The 
crosswalk installation shall include advance 
crosswalk warning signs on each approach as 
well as combined Bicycle/Pedestrian (W11 15) 
sign at the crossing location. 

2. Install a two-way bicycle lane on the east side 
of Lasuen Drive between the new crosswalk 
and the new trail to delineate the area for two-
way cycling on the east side of Lasuen Drive. 

3. Install shared roadway markings on the Lasuen 
Drive-Dolores Street bike route in consultation 
with Monterey County RMA-Public Works. 
Markings shall be limited to locations along 
Lasuen Drive, and for approximately one block 
along Dolores Street. 

Public Works 
Department 

Public Works 
Director/Project 
Designer 
(Implementation) 
 
Building Inspector 
(Verification) 

Prior to 
approval of 
final 
improvement 
plans 
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MITIGATION MONITORING PROGRAM 
 

Rio Park/Larson Field Pathway Project 
Mitigation Monitoring Program 
Carmel, CA 
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 CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Catherine Tarone, Assistant Planner 

Subject:  Consideration of an application for revisions to an approved Design Study 
(DS 13-146) for exterior siding changes on an existing residence located in 
the Single-Family Residential (R-1) District (New planning application case 
number: DS 15-327).   

 
 
Recommendation: 
 
Determine the appropriate action 
 
Application: DS 15-327 (Revision #1 to DS 13-146) APN:  010-033-006 
Block:  64  Lot:  S. ½ of 2, 3, 4, & 5 
Location: Northwest Corner of Ocean Avenue and Carpenter Street 
Applicant:  Chris Boqua                                                Property Owner:  Cathryn Carlson 
 
Background and Project Description:  
 
The project site is a 5,000-square foot property located at the northwest Corner of Ocean 
Avenue and Carpenter Street and is developed with a 3,476-square foot, two-story single-family 
residence.  On March 11, 2014, the Planning Commission approved a Design Study (DS 13-146) 
application for alterations to the residence including: installation of new fiberglass windows and 
sliders, red-cedar vertical slat-siding screens on the exterior, the repair and replacement of 
existing decks, and the repair of the existing wood fence.  The residence is currently under 
construction. 
 
On September 22, 2015, the applicant submitted an application proposing a 175-square foot 
rooftop deck on the mid-section of the building with two 42-inch high glass guardrails and a 
metal spiral staircase on the north elevation for roof access.  The applicant also proposed to 
add aluminum-filled channels to the exterior plaster siding.  Upon staff referral, these proposals 
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were considered at the October 20, 2015 Planning Commission meeting.  The Planning 
Commission approved the aluminum channels but continued the rooftop deck component of 
the project with a requirement that the applicant stake the area of the deck with orange 
netting to reflect the proposed 42-inch high glass railing.  Staff notes that the Planning 
Commission had concerns with the additional mass and bulk that the glass railing may add to 
the residence.  The applicant has staked the roof to depict the railing.  The south railing facing 
Ocean Avenue was originally proposed to be set back two feet from the edge of the roof.  At 
the October Planning Commission meeting staff recommended that the south rail be moved an 
additional two feet back; however, it is now proposed to be flush with the edge of the roof.  
Additionally, the north railing was originally proposed to be set back two feet from the edge of 
the roof; however the new proposal places the north railing flush with the edge of the roof so 
that the railings and vents will not pierce the roof. The Commission will have the opportunity to 
view the story-poles during the Tour of Inspection.   
 
Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities. 
 
ATTACHMENTS: 
ͻ Attachment A – Project Plans 
x Attachment B – Letter from the Property Owner 
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        PO Box 7233 
         Carmel, CA 93921 
 
         November 10, 2015 
 
City of Carmel-by-the-Sea 
Planning Commission 
 
 
Dear Chair and Members of the Planning Commission: 
 

As you are aware, I would like to add a roof deck to my house to be situated on the small 
flat part of my roof, measuring approximately 14X18 feet, located between the two, 
larger pitched sections of the roof. 

I understand from my Designer, Chris Boqua, your main concern with the proposed roof 
deck is that it may cause my house to appear larger and more bulky than it does at 
present.  For this reason, you and/or the City Planning Department suggested setting the 
railing back an additional 2 feet on the Ocean Avenue side.  It was thought that, by so 
doing, the railing would be less visible from the street.  

I myself originally believed this would be true.  (Both of the railings were originally 
proposed to be set back 2 feet to minimize their visibility).  However, upon erecting the 
requested orange flagging, I was surprised to see that setting the railing back from the 
side of the roof by as much as 4 feet does not make it much less visible or even less 
visible at all as one drives past going east on Ocean Avenue or if one stands on the 
sidewalk on Ocean to the west side across from my house.   

This being said, if one takes into account that the railings would be glass (supported by 
the minimum number of metal posts required by code), I believe the set back on both 
sides of the house actually becomes irrelevant.  Glass railings – to the contrary of the 
orange netting and plywood - would be only slightly visible whether they are placed at 
the edge of the roof or 2 feet back from the edge or even 4 feet or more back from the 
edge.  The orange netting illustrates that placement of the railings does not significantly 
influence their visibility.   However, the material – glass vs. orange netting and plywood - 
clearly would.   

Second, for all practical purposes, only the very few pedestrians on the south side of 
Ocean Avenue standing at an angle to the west of my house and those driving east on 
Ocean would be able to see any of the railings if they caught their eye or if they were 
expressly looking for them.  From all other angles, the railings would be shielded from 
view by trees and/or elements of the house as it now exists.  The railings would not be 
seen by those driving west on Ocean.  They would not be seen by those driving north on 
Carpenter.  They would not be seen from any of the neighboring homes.  They could 
possibly be glimpsed very briefly by those driving south on Carpenter, although the 
privacy wall, still to be rebuilt, and tree cover would go a long way towards shielding 
them.  The fact is that, although the roof deck could only be seen from one particular 
angle on only one side of Ocean Avenue, it is very likely to go completely unnoticed 
given most  drivers’  concern  with  the  heavy  traffic.   
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Finally, even if passers by on the south side of Ocean Avenue were to see the glass 
railing, it is difficult to argue that it would make my house appear larger or add bulk to its 
appearance.  After all, the two peaked sections of my roof rise considerably higher than 
the proposed railings.  These two sections of my roof define the outline of my house 
whereas the flat section of the roof in between – with or without the glass railings – is 
only secondary in its contribution.   Unfortunately my house appears large and bulky and 
there is little to do about it:  the addition of the glass railings would be of minimal 
consequence in this regard.  To the contrary, they would actually benefit the appearance 
of the house from Ocean Avenue in that they would hide the unsightly black sink vent 
rising from the front edge of the flat roof over the kitchen.     

Based on the above – the fact that glass railings minimize visibility, the fact that the 
railings would be seen only by those driving or walking on the south side of Ocean 
Avenue to the west of my home, and the fact that the pitched sections of my roof 
contribute much more to the bulky appearance of my house than would the addition of 
glass railings on the flat section - I would ask you to approve the proposed roof deck.  
The location of my home – on the corner of the two busiest streets in Carmel – is 
certainly disadvantageous and detracts significantly from its value.  I would like to take 
advantage of the sole attribute of this location – the view from the flat part of the roof – 
by adding a small roof deck.   

Furthermore, as proved by the orange netting, we now know that the placement of the 
glass railings has little influence on their visibility.  As I have been advised by my 
contractor that, from a technical perspective, it is much easier to anchor the railings to 
the edge of the roof (this would minimize the opportunity for leaks), I would therefore ask 
you to consider allowing the placement of the glass railings along the outside edges of 
the flat roof on both sides.   

Thank you for your kind consideration. 

 

Yours faithfully, 

 

Cathryn Carlson   
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of Final Design Study (DS 15-057) associated Coastal 
Development Permit application for the demolition of an existing residence 
and construction of a new single family residence located in the Single Family 
Residential (R-1-C-6) Zoning District   

 
 
Recommendation: 
 
Approve the Final Design Study (DS 15-057) and the associated Coastal Development Permit subject 
to the attached findings and conditions. 
 
Application: DS 15-057 APN: 009-371-012 
Block:  10 Lot: 13 
Location: 3009 Lasuen Drive  
Applicant:  Stefan Karapetkov Property Owner: Stefan Karapetkov 
 
Background and Project Description:  
 
The project site is a 7,560-square foot lot located at 3009 Lasuen Drive, and the property is 
developed with a single-story, stucco-clad residence. The existing residence is 2,046 square feet, and 
the site includes an attached, two-car garage, a metal shed, 1,031 square feet of site coverage, and 
an existing 6-foot high wood fence along the side, rear, and most of the front property lines.   
 
The applicant is proposing to demolish the existing structure to create a new 2,474-sq ft residence.  
The new residence will have a similar footprint to the original, and the majority of the original 
foundation will be maintained. The project includes the following components: 1) the net addition of 
428 square feet, 2) the reconstruction and slight reduction in size of the garage in the same location, 
3) a new rooftop patio above the rebuilt garage, 4) new exterior stucco siding on the residence and 
hardie panel siding on the detached garage, 5) one new fireplace flue with a metal chimney cap, 6) 
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new aluminum clad wood windows and doors throughout, and 7) a new 6-foot high wood fence 
along the front setback line.  
 
The Planning Commission reviewed the design concept on May 13, 2015 and continued the item 
with substantial changes that included the re-design of the residence.  The item was reheard on 
September 9, 2015 and the concept design was accepted with a request for the following changes: 

(1) The applicant shall submit a landscape plan for final Planning Commission review that 
includes a proposal for one new upper-canopy tree on the site and indicate that the heavily 
pruned ball-shaped trees will be allowed to grow into their natural forms.  

(2) The applicant shall remove the proposal for stucco siding on the garage. 
(3) The applicant shall eliminate the translucent garage door and replace it with a wood door to 

match the garage siding.  
(4) The applicant shall submit a color palette incorporating muted colors throughout the house. 
(5) The applicant shall consider using a planter on top of the front garage railing. 

 

PROJECT DATA FOR A 7,560 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,863 sf (38%) 2,046 sf (27%) 2,430 sf (32%) 

Site Coverage 932 sf* 1,031 sf (13.6%) Total: 924 sf (12%) 

Permeable: 897 sf 

Trees 3 Upper /1 Lower 
(recommended) 

3/3 3/3 

Ridge Height (1st/2nd) 18 ft 13 ft. 10 in.  Max. 1st floor: 18 ft. 

Plate Height (1st/2nd) 12 ft 8 ft. 1 in. Max. 1st floor: 12 ft.  

Setbacks Minimum 
Required 

Existing Proposed 

Front  15 ft 20 ft. Min: 15 ft. 

Composite Side Yard Varies due to lot 
shape. 

n/a Min: 25.56% 

Minimum Side Yard 3 ft Min. East Side: 11 ft. 9 in. 

Min. West Side: 6 ft. 5 in. 

Min. East Side: 3 ft 

Min. West Side: 11 ft 

Rear 15 ft 19 ft.  Min: 19 ft 

*Includes site coverage bonus due to 50% or more permeable materials.  
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Staff Analysis:  
 
Previous Hearing: The following is a list of recommendations made by the Planning Commission and 
a staff analysis on how the applicant has or has not revised the design to comply with the 
recommendations.  
 

1. The applicant shall submit a landscape plan for final Planning Commission review that 

includes a proposal for one new upper-canopy tree on the site and indicate that the heavily 

pruned ball-shaped trees will be allowed to grow into their natural forms.  

 

Analysis:  The applicant has submitted a proposed Landscape Plan (Sheet L1) showing a new tree 
planted in the northeast corner of the property.  Staff notes that the applicant has met with the City 
Forester and determined that four Cypress Hedges along the rear property should be removed due 
to their poor condition.  A Cedar tree, a Lemon tree, and a Magnolia “Little Gem” Dwarf tree are 
proposed to be planted in place of the Cypress Hedges.  Additionally, a note is included that states 
that the heavily pruned ball-shaped trees will be allowed to grow into their natural forms.  The City 
Forester has reviewed the landscape plan and supports the proposed tree location and the proposed 
plantings. 
 

2. The applicant shall use wood siding on the garage and shall eliminate the translucent garage 

door and replace it with a wood door to match the garage siding.  

 

Analysis:  The applicant had originally proposed stucco siding on both the residence and the garage 
and proposed a garage door with translucent panels.  The Commission had concerns with the design 
of the garage and directed applicant to use wood siding and to eliminate the translucent door and 
replace it with a solid wood door to match the garage. 
 
The applicant has revised the finish materials and is now proposing board and batten style Hardie 
Board siding in a grainy texture on the garage.  In staff’s opinion, the board and batten siding on the 
garage does not match the modern design of the home, nor does it match the style of the garage 
door as directed by the Commission.  Staff has drafted a condition requiring that the garage siding be 
changed to horizontal wood siding to match the door.  In addition, staff is recommending that the 
siding be authentic wood rather than Hardie Board siding. 
 

3. The applicant shall submit a color palette incorporating muted colors throughout the house 

 
Analysis: The applicant has submitted exterior paint colors and roofing material cut sheet for the 
Planning Commission’s review.  At the previous hearing, the Commissioners expressed concerns with 
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a proposal to paint the exterior of the house white.  The applicant revised the color palate to 
incorporate a “Cobblestone” colored stucco on the main residence, with a dark blue window and 
door trim (Color: Ralcolor #7016).  The roof color is proposed to be a dark blue to match the window 
and door trim (Color: Anthrazit) and staff has requested that roofing samples are available for review 
at the Planning Commission meeting.  The garage is proposed to be the same color as the main 
residence, however, it will have hardie panel siding rather than stucco.  The garage door and front 
fence color are proposed to be painted gray (Color: Monterey Taupe).  In staff’s opinion, the 
proposed colors of the house and garage are muted and natural, however, staff requests that 
Planning Commission review the proposed roofing material and color for consistency to the 
Residential Design Guidelines.  The proposed roofing materials are discussed further in the Finish 
Details section.  
 

4. The applicant shall consider incorporating a planter on top of the front garage railing. 

 
Analysis: The applicant had originally proposed a solid metal railing along the top of the detached 
garage.  The Commission expressed concerns with the railing and requested that the applicant use 
an open railing with planters.  The applicant has changed the railing to an open-style metal guard 
railing and has included six planter boxes on the interior side of the railing that include four along the 
front elevation, and one on each side (See Attachment F).  The planter boxes are proposed to have a 
combination of Dwarf lemon trees, roses, geraniums, and blue lobelia, and the boxes are proposed 
to be constructed of metal.  The Commission should consider whether the planters should be 
located on the outside of the railing.  
 
Other Project Components: 
 
Finish Details:  The proposed exterior materials include plaster siding on the main residence and 
hardie-panel siding on the detached garage in a board and batten style.  The roof is proposed to be 
Walther Dachziegel brand clay tiles in the color Anthrazit.  A photograph, as well as a translated 
webpage printout is included in Attachment E.  Staff notes that the Commission reviewed the roof 
tiles at the last meeting and was supportive of the proposal.  Other finish materials include all 
aluminum clad wood windows and wood doors.   
 
Site Coverage:  Municipal Code Section 17.10.030.C.2 states that: “Excess site coverage will be 

reduced at a rate equal to two times the amount of floor area added to the site, or to an amount that 

complies with the site coverage limits, whichever is less.”   
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The project site contains 1,031 square feet of site coverage and exceeds the allowed site coverage of 
932 square feet by 99 square feet.  The applicant is proposing to bring the site coverage into 
compliance by reducing the coverage to 924 square feet.  
 
Fences: The City’s Municipal Code restricts fence heights to a maximum of 4 feet within the front 
setback and 6 feet behind the front setback.  The existing fence within the front setback area 
exceeds the allowable 6-foot height limit by 2-feet and the applicant is proposing to remove this 
fence.  A new 6-foot high fence is proposed along the 15-foot front setback line.  The fence is 
proposed to be constructed of horizontal wood posts and details are included on sheet A1.2.1 of the 
plan set.  The fences along the side and rear property lines are proposed to remain.  Staff notes that 
the applicant is not proposing a fence within the front setback area.  
 
Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 requires that 
exterior light fixtures on the building not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens).  Additionally, the City’s Residential Design Guidelines, Section 11.8, 
states, “Preserve the low nighttime lighting character of the residential neighborhoods. Use lights 

only where needed for safety and at outdoor activity areas. Appropriate locations may include 

building entries, gates, terraces, walkways, and patios.” 

 

The applicant is proposing three styles of wall mounted lights: George Kovacs Copula Outdoor Wall 
Light, recessed brick-style lighting, and double LED spotlights.  Lighting details are included as 
Attachment D.  The Copula-style lights have an output of 25 watts (375 lumens) and are proposed to 
be located in 7 different locations: one at the front entryway, three on the rear patio, one on either 
side of the garage door, and one along the west side of the garage.  The recessed brick lights have an 
output of 15 watts (225 lumens) and the applicant is proposing three lights total: two lights on the 
north (rear) elevation and one adjacent to the spiral staircase on the north (rear) elevation of the 
garage.  Finally, the LED spotlights have an output of 25 watts (375 lumens) and the applicant is 
proposing three lights total: one on the east (side) elevation of the residence, one on the west (side) 
elevation of the residence, and one on the east (side) elevation of the garage.  The LED spotlights are 
proposed to be downward directional lamps on a motion sensor.  Staff supports the proposed 
lighting fixtures and notes that they comply with City requirements.  
 
Landscape lighting would be provided by 18-inch high light fixtures. Two landscape lights would be 
placed along the walkway at the southern entrance to the home.  The landscape lights have an 
output of 15 watts per fixture (225 lumens) and are proposed to be placed more than 10 feet apart.  
Staff supports the proposed landscape lighting and notes that they comply with the City 
requirements.   
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Landscape Plan: The applicant has provided a landscape plan that includes minor changes to the 
existing landscape.  A significant portion of the existing landscape is proposed to remain.  The 
landscape plan depicts site coverage elements including a sand set paver driveway, stepping stones 
along the front walkway, and a sand-set paver patio.  A 2-foot high wood retaining wall is proposed 
within the rear-yard setback area on the northwest corner of the property.  The applicant is 
proposing to remove two ornamental trees in the front yard, and an existing row of cypress hedges 
in the rear yard.  The Cypresses hedges were poorly maintained and were previously trimmed like 
trees, and therefore the City Forester has recommended removal of this hedge.  The applicant is 
proposing two new Cedar trees, a new lemon tree, and a new southern magnolia dwarf tree.  As 
noted previously, the City Forester has reviewed the landscape plan and supports the proposal.  
 
Driveway Width: The applicant is proposing to reduce the width of the existing 18-foot 6-inch 
driveway; however, the proposed driveway would still be approximately 16 feet wid.  A condition 
has been drafted requiring the driveway to be reduced to a maximum of 14 feet as required by the 
Municipal Code. 
 
Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – Construction or modification of a limited number of new or 
existing small structures. The proposed new residence does not present any unusual circumstances 
that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

x Attachment A – Site Photographs 
x Attachment B – Findings for Approval 
x Attachment C – Conditions of Approval 
x Attachment D – Color Palette, Light Details, Siding Details 
x Attachment E – Roofing Details  
x Attachment F – Planter Details 
x Attachment G – Project Plans 
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

  ݲ

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

  ݲ

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

  ݲ

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

  ݲ

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

  ݲ

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

  ݲ

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

  ݲ
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

  ݲ

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will as to the variety and diversity along the streetscape. 

  ݲ

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

  ݲ

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

  ݲ

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

  ݲ

Coastal Development Findings (CMC 17.64.B.1):   

13.  Local Coastal Program Consistency:  The project conforms with the certified 
Local Coastal Program of the City of Carmel-by-the Sea. 

  ݲ
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Conditions of Approval 

No. Standard Conditions  
1. Authorization:  This approval of Design Study 15-057 (Karapetkov) authorizes the 

demolition of the existing 2,474-square foot residence and the construction of a 
new 2,902 square foot, single-story residence with a detached garage. The project 
includes the following components: 1) the net addition of 428 square feet, 2) the 
reconstruction and slight reduction in size of the garage in the same location, 3) a 
new rooftop patio above the rebuilt garage, 4) new exterior stucco siding on the 
residence and wood siding on the detached garage, 5) one new fireplace flue with 
a metal chimney cap, 6) new aluminum clad wood windows and doors 
throughout, 7) a new 6-foot high wood fence along the front setback line, and 8) a 
rooftop patio with planters above the detached garage.  

 ݲ

2. The project shall be constructed in conformance with all requirements of the local 
R-1 zoning ordinances.  All adopted building and fire codes shall be adhered to in 
preparing the working drawings. If any codes or ordinances require design 
elements to be changed, or if any other changes are requested at the time such 
plans are submitted, such changes may require additional environmental review 
and subsequent approval by the Planning Commission. 

 ݲ

3. This approval shall be valid for a period of one year from the date of action unless 
an active building permit has been issued and maintained for the proposed 
construction. 

 ݲ

4. All new landscaping, if proposed, 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 when new trees are 
required to be planted by the Forest and Beach Commission or the Planning 
Commission.  

 ݲ

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

 ݲ

6. 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, 

 ݲ
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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. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the maximum 
units allowed on a 4,000-square foot parcel, this permit will be scheduled for 
reconsideration and the appropriate findings will be prepared for review and 
adoption by the Planning Commission. 

 ݲ

8. The applicant shall submit in writing to the Community Planning and Building staff 
any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City 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 in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

 ݲ

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, i.e., 
375 lumens) per fixture and shall be no higher than 10 feet above the ground.  
Landscape lighting shall be limited to 15 watts (incandescent equivalent, i.e., 225 
lumens) or less per fixture and shall not exceed 18 inches above the ground.   

 ݲ

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

N/A 

11. The Carmel stone façade 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.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

N/A 

12. The applicant shall install unclad wood framed windows.  Windows that have been 
approved with divided lights shall be constructed with fixed wooden mullions.  
Any window pane dividers, which are snap-in, or otherwise superficially applied, 
are not permitted. 

N/A 
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13. The applicant agrees, at his or her 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. 

 ݲ

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets or 
the Building Official, depending on site conditions, to accommodate the drainage 
flow line of the street. 

 ݲ

15. This project is subject to a volume study. ݲ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

 ݲ

18. The applicant shall include a storm water drainage plan with the working drawings 
that are submitted for building permit review.  The drainage plan shall include 
applicable Best Management Practices and retain all drainage on site through the 
use of semi-permeable paving materials, French drains, seepage pits, etc.  Excess 
drainage that cannot be maintained on site, may be directed into the City’s storm 
drain system after passing through a silt trap to reduce sediment from entering 
the storm drain.  Drainage shall not be directed to adjacent private property.  

 ݲ

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the Planning 
Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 

 ݲ
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Community Planning and Building Department within 24 hours.  Work shall not be 
permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall be 
prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant to 
California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City (Community 
Planning and Building Director in consultation with the Public Services and Public 
Safety Departments) review and approval, a truck-haul route and any necessary 
temporary traffic control measures for the grading activities. The applicant shall 
be responsible for ensuring adherence to the truck-haul route and 
implementation of any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-size 
sheet and included with the construction plan set submitted to the Building Safety 
Division.     

 ݲ

Special Conditions 

22. The siding on the detached garage shall be authentic wood horizontal paneling to 
match the garage door. 

 ݲ

23. The width of the driveway shall be reduced to not exceed 14 feet.  ݲ 

24. The applicant shall plant and maintain one new upper-canopy tree of substantial 
size and caliber and of a species approved by the City Forester.  The location, size, 
and species of this tree shall be noted on the landscape plan submitted with the 
construction plan set.  The tree shall be planted prior to the final inspection.     

 ݲ

 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department. 
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Attachment E – Roofing Details 
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Attachment F – Planter Details 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Christy Sabdo, Contract Planner 

Subject:  Consideration of a Design Study (DS 15-359) for the replacement of a 
wood-shake roof with composition shingles on a residence located in the 
Single-Family Residential (R-1) District  

 
 
Recommendation: 
 
Deny the Design Study (DS 15-359) for the replacement of a wood-shake roof with composition 
shingles 
 
Application: DS 15-359 Applicant:  David K. Costa Jr. 
Location:  26109 Ladera Dr. Owner:  Jack and Elizabeth Lawson/Lawson Trust 
Block:  MA Lot:  10 
APN:  009-331-002 
 
Background and Project Description:  
 
The project site is located at 26109 Ladera Drive and is developed with a one-story residence 
that is clad with brick and has a wood-shake roof.  
 
The applicant is requesting to replace the existing wood-shake roof with composition shingles. 
On January 25, 2012, the Planning Commission determined that all requests for replacement of 
wood shingles/shakes with composition shingles should be reviewed by the Commission. The 
Commission wanted to ensure that the use of composition shingles would not negatively 
impact community character.  Staff notes that the City has not required Design Study review for 
proposals to replace existing composition shingle roofs in-kind for residential structures. 
 
  

1 
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Staff analysis:  

Roofing Material:  Section 9.8 of the City’s Residential Design Guidelines states the following: 

Roof materials should be consistent with the architectural style of the building and 
with the context of the neighborhood. 
 

x Wood shingles and shakes are preferred materials for most types of architecture 
typical of Carmel (i.e., Arts and Crafts, English Revival and Tudor Revival). 

x Composition shingles that convey a color and texture similar to that of wood 
shingles may be considered on some architectural styles characteristic of more 
recent eras. 

The existing wood shake-roof is deteriorated and in need of replacement. The applicant is 
proposing to replace the wood shakes with Malarkey, Highlander style composition shingles in 
a natural wood color. Staff has included a photograph of the proposed roofing as Attachment B. 
The subject residence is clad with brick, has a moderately-pitched hipped roof design, and is 
prominent from the street. 

When making a decision on the use of composition-shingle roofing, the Planning Commission 
should consider neighborhood context, the architectural style of the building, and the 
characteristics of the proposed composition shingle.  Staff notes that in certain instances, the 
Planning Commission has approved the replacement of wood roofing material with 
composition shingles in cases when the composition shingles are compatible with other homes 
in the neighborhood and/or when the roof is not highly visible from the street (for example, for 
flat or low-pitched roofs).    

Staff recommends that the Planning Commission deny the proposal for composition shingle 
roofing, as it would be inconsistent with Design Guideline 9.8.  This recommendation is based 
on the incompatibility of the proposed composition shingles with the other homes in the 
neighborhood that primarily have “natural” materials, such as wood shake, slate tile, or clay 
tile. In addition, the proposed composition shingle style does not convey a texture similar to 
that of wood shingles as recommended in the Design Guidelines. The applicant has indicated a 
willingness to install a synthetic-wood composite shingle. The Commission may consider 
approving a synthetic-wood shingle or similar product that is consistent with the Design 
Guidelines. 

Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 1) – Additions to Existing Facilities. 

2 
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ATTACHMENTS: 

x Attachment A – Site Photographs 
x Attachment B – Roofing Product  

3 
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Attachment A – Site Photographs 

Project Site – Facing east on Ladera Drive 

 

Roof material – wood shake roof 
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Attachment B – Proposed composition shingles (Malarkey, natural wood color) 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of Concept Design Study (DS 15-352) for substantial 
alterations to an existing single-family residence located in the Single-
Family Residential (R-1) Zoning District. 

 
 
Recommendation: 
 
Accept the Concept Design Study (DS 15-352) subject to the attached findings and 
recommendations/draft conditions. 
 
Application: DS 15-352 APN: 009-161-017 
Block:  2B Lot: 4 
Location: SE Corner of 4th and Perry Newberry  
Applicant:  John Mandurrago Property Owner: Mohammad Rezai 
 
Background and Project Description:  
 
The project site consists of a single-family dwelling on a 4,152-square foot lot, located on the 
southeast corner of 4th Avenue and Perry Newberry.  The existing dwelling is 1,423 square feet 
in size and includes a 200-square foot carport.  A final determination of historic ineligibility was 
issued for the residence on October 26, 2015.  
 
The applicant has submitted plans to demolish a significant portion of the existing residence to 
build a new, substantially altered residence.  The project components include: 1) the addition of 
433 square feet to the house, 2) Roof alterations that increase the height of the roof 
approximately 4 feet, 3) the removal of the existing carport and the construction of a new 200-
square foot detached garage within the 15-foot front setback, 4) site coverage changes 
including two new patios and a walkway to access the front door off of Perry Newberry Ave., 5) 
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a new sand set paver driveway connecting to 4th Avenue, 6) a new 4’ high grape stake fence 
along the north and west property lines, 7) New stucco siding with Carmel stone veneer details, 
8) all new painted wood windows, and 9) replacement of the existing composition single roof 
with new Cedar shakes.  
 
Staff has scheduled this application for conceptual review.  The primary purpose of this meeting 
is to review and consider the site planning, privacy and views, mass and scale related to the 
project.   However, the Commission may provide input on other aspects of the design.   
 

PROJECT DATA FOR A 4,152 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1856 sf (45%) 1423 sf (34%) 1856 sf (45%) 

Site Coverage 574 sf* 1008 sf 573 sf 

Trees 3 Upper /1 Lower 
(recommended) 

7 Trees 7 Trees 

Ridge Height (1st only) 18 ft 13 ft 17 ft 

Detached Garage: 11 ft 9 in 

Plate Height (1st only) 12 ft 9 ft 9 ft 6 in 

Detached Garage: 8 ft 

Setbacks Minimum Required Existing Proposed 

Front  20 ft 16 ft 5 in 16 ft 5 in (residence) 

7 ft 6 in (detached garage) 

Composite Side Yard 14 ft (25%) Min: 24 ft 9 in ft (44%) Min: 14 ft (25%) 

Minimum Side Yard 3 ft Min. West Side: 11 ft 9 in 

Min. East Side: 13 ft 

East Side Garage: n/a 

Min. West Side: 9 ft 

Min. East Side: 5 ft 

East Side Garage: 0 ft 

Rear 15 ft 3 ft 2 in 3 ft 2 in 

*Includes bonus for 50% or more permeable site coverage 
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Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a 
forested image on the site” and for new construction to be at least six feet from significant 
trees.   
 
The site contains seven trees, six of which are classified as significant.  The project proposal 
does not include the removal of any trees; however the applicant is requesting to construct a 
new sandset Carmel Stone patio around the base of a significant 21-inch Oak Tree in the rear 
yard.  The City Forester has reviewed the plans and determined that the patio would not have 
significant impacts to the growth of the tree.  The City Forester does not recommend any new 
trees.  
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 states that “designs should 
preserve reasonable solar access to neighboring parcel;” “maintain privacy of indoor and 
outdoor spaces in a neighborhood;” and “maintain view opportunities.” 
 
Staff has not identified any view or privacy impacts that would be created by the addition.  The 
new proposed roofline will be approximately 4 feet higher than existing; however, staff has not 
identified any view impacts that would be created.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to 
relate “to the context of other homes nearby” and to “minimize the mass of a building as seen 
from the public way or adjacent properties.”  Further, these guidelines state that “a building 
should relate to a human scale in its basic forms.”   
 
The applicant is proposing to demolish a significant portion of the existing residence to 
construct a new single-story residence.  The adjacent properties contain a variety of one-story 
and two-story residences, and the neighborhood consists of varied siding styles and materials.  
 
The applicant is proposing to increase the height of the residence by approximately 4 feet.  The 
tallest portion of the residence includes a 9 ½-foot plate height and a 17-foot ridge height.  Staff 
notes that the relatively tall ridge heights may make the residence appear large and may be 
inconsistent with the guideline recommendations for minimizing building mass.  In addition, 
staff notes that ridge height may not be 15 feet or higher for any portion of the building within 
the 15-foot rear-yard setback.  With the proposed height increase the portion of the residence 
within the rear-yard setback is 16 feet high and exceeds the allowed height limit.  A condition 
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has been drafted requiring the applicant to reduce the height of the residence within the rear 
setback to not exceed 15 feet.  The Commission should consider whether the height of the 
residence should be further reduced to be more consistent with the Residential Design 
Guidelines.   
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof 
with low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The applicant is proposing a 6:12 open gable roof on both the residence and the detached 
garage.  The proposed roof will have three roof lines facing Perry Newberry Street including one 
small eave over the main entryway. The existing residence consists of all 4½:12 open gable 
roofs.  Staff notes that the applicant is also proposing a change in the roofing materials from 
composition shingle to Cedar wood shakes.  In staff’s opinion, the proposed rooflines, including 
the detached garage, are simple and compliment the building style and the neighborhood 
context.  Staff also supports the roofing material change.  
 
Site Coverage:  Municipal Code Section 17.10.030.C.2 states that: “Excess site coverage will be 
reduced at a rate equal to two times the amount of floor area added to the site, or to an 
amount that complies with the site coverage limits, whichever is less.”   
 
The project site contains 1,008-square feet of site coverage and exceeds the allowed site 
coverage of 574-square feet by 434-square feet.  The applicant is proposing to bring the site 
coverage into compliance by reducing the coverage to 574-square feet.  
 
Detached Garage:  Residential Design Guideline 6.2 states that “parking facilities that maintain 
or enhance variety along the street edge are encouraged.”  CMC 17.10.030 allows for detached 
garages and carports to encroach into the front and/or side yard setbacks if certain standards 
can be met.  These include avoiding impacts on significant trees and providing diversity to the 
streetscape. 
 
A new 200-square foot, stucco, detached garage is proposed to be built approximately 7-feet 6-
inches from the front property line and on the side property line.  The garage would be located 
approximately 18 feet from the 4th Avenue edge of pavement.   The garage is proposed to be 
set diagonally to the home, which allows for a driveway that will preserve two significant trees 
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in the front yard.  The Residential Design Guidelines encourage garages and parking spaces to 
remain subordinate to the overall character of the site.  Specifically, garages should be 
integrated into the building design and the mass should be subordinate to the house.  In staff’s 
opinion, the proposed project, as viewed from the street, may be inconsistent with the Design 
Guidelines because the garage may be not be subordinate to the rest of the proposed house.  
Additionally, staff received a letter from the neighboring property owner to the east who 
expressed concerns with the garage encroaching into the side setback.  A letter from the east 
neighbor is included as Attachment D.  Staff recommends that the Commission consider 
whether the garage should be redesigned or relocated to be more consistent with the 
Residential Design Guidelines.   
 
Outdoor Fire Pit: The project proposal includes an outdoor gas-burning fire pit located in the 
front patio, between the garage and the main residence.  The Building Official has reviewed the 
proposed outdoor fire pit and has not identified any issues with the location.   
 
Fences/Walls: The existing fence along the front property line is 4 feet in height and the 
applicant is proposing to remove it to replace it with a new 4-foot high grape-stake fence.  The 
existing 6-foot fence along the side and rear property lines is proposed to remain.  A new 6-foot 
high wall is proposed along the 15-foot front setback line.  Staff notes that the subject property 
does not include a rear yard, and for this reason staff could potentially support a 6-foot high 
wall in order to create a private outdoor living space.  The wall is proposed to be constructed 
with Carmel stone veneer to match the siding of the house.  Fence and wall details and 
materials will be provided in the plans submitted for final review; however staff encourages the 
Planning Commission to provide direction on the wall location, heights, and materials. 
 
Finish Details: Finish details are not typically reviewed at the Concept stage; however, the 
Planning Commission can provide input to the applicant.  The finish details include stucco siding 
on the south and east elevations, and Carmel stone veneer on the west and north elevations, as 
well as along the front 6 foot high stone wall.  The Final Residential Design Guidelines 
encourage the use of Carmel Stone and state that “The application of stone should appear 
structural and authentic. A gratuitous or purely decorative appearance should be avoided.” The 
detached garage is proposed to be stucco with wood carriage-style garage door.  All windows 
and doors are proposed to be wood and the existing composition shingle roof is proposed to be 
removed and replaced with new Cedar shakes. 
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Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front 
property line and edge of pavement is ranges from approximately 2 feet to 12 feet in width.  
Staff has not identified any encroachments into the ROW that would need to be removed as 
part of this project.  
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 433-square foot 
addition to an existing 1,423-square foot residence, and therefore qualifies for a Class 1 
exemption.  The proposed alterations to the residence do not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

x Attachment A – Site Photographs 
x Attachment B – Findings for Concept Acceptance 
x Attachment C – Draft Recommendations/Conditions 
x Attachment D – Correspondence Received 
x Attachment E – Project Plans  
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.8 and LUP Policy 
P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

ᅛ  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

ᅛ  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

ᅛ  

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

TBD  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

ᅛ  

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

ᅛ  

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

ᅛ  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 

ᅛ  
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in context with designs on nearby sites. 

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

ᅛ  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

ᅛ  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

TBD  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

ᅛ  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

ᅛ  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

ᅛ  
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Recommendations/Draft Conditions 
No.   
1. The plans shall be revised prior to final Planning Commission review to reduce 

the ridge height of the structure to less than 15-feet in height for the portion of 
the residence that is within the 15-foot rear-yard setback.  
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Community Planning & Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 15-322) 
and associated Coastal Development Permit for alterations to an existing 
residence located in the Single-Family Residential (R-1) Zoning District.1 

 
 
 
Recommendation: 
 
Staff recommends that the Planning Commission approve the Consideration of a Combined 
Concept and Final Design Study (DS 15-322) and associated Coastal Development Permit for 
alterations to an existing residence, subject to the attached findings and recommendations/draft 
conditions. 
 
Application: DS 15-322 APN: 010-253-009 
Block:  HH Lot: 2 & 4 
Location: NE Corner of Ocean and San Antonio  
Applicant:  Braden Sterling, Architect Property Owner: North Point Investments 
 
Background and Project Description:  
 
The project site consists of a single-family dwelling with a detached garage and guest cottage on an 
8,000-square foot lot, located on the northeast corner of San Antonio and Ocean Avenue.  The 
existing dwelling is 2,489 square feet in size and includes a 417-square foot detached two-car 
garage and a 265-square foot guest cottage at the rear of the garage.  The project site is located 

1  Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the limited changes to the structure justify 
combining the concept review and final details review. 
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within the Archaeological Significance Overlay, the Park Overlay and the Beach Overlay Districts.  A 
Final Determination of Historic Ineligibility was completed for the residence on August 12, 2015.  
 
The project components include: 1) the removal of 460-square feet of living space by removing the 
upper floor bedroom and the detached guest cottage, 2) the conversion of 979-square feet of 
lower level storage space to living space of which 357 square feet qualifies as bonus basement floor 
area.  The total floor area of the residence would be 3,175 square feet, 3) the extension of the front 
balcony to the west by 3-feet, 4) the removal of the existing planters and walkway in the front yard, 
5) new landscaping including a new decomposed granite walkway, 6) the replacement of the 
existing masonry brick siding as needed, 7) the construction of a new ramada on the rear of the 
detached garage to replace the guest cottage, and 8) a new gas outdoor fire pit in the front yard.  
 
The existing finish materials include masonry bricks and a clay tile roof.  The applicant is proposing 
to maintain the existing bricks, with minor repairs as needed, and paint the bricks in Benjamin 
Moore “Deep Silver.”  Additionally, the applicant is proposed horizontal cedar siding at the 
entryway.  The existing wood balcony railing is proposed to be removed and replaced with a 
frameless glass guardrail.  With regard to the roof, the existing roof tiles are proposed to be 
removed and replaced with slate roof tiles in “Majestic Matterhorn” color. 
 
Staff has scheduled this application for both conceptual review and final review details due to the 
limited exterior changes and expansion in the building footprint.  If the Commission has concerns 
that cannot be addressed at one meeting it may continue the application with a request for 
changes.   
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PROJECT DATA FOR AN 8,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,960 sf* 2,489 sf (31%) 3,175 sf (39%)* 

Site Coverage 971 sf**  3,359 sf (41%) 1,961 sf  (24%) 

Trees 3 Upper /1 Lower 
(recommended) 

0 Trees 0 Trees 

Ridge Height  18 ft / 24 ft 28 ft 8 in (2nd story) 23 ft 

Plate Height  12 ft / 18 ft 21 ft 6 in (2nd story) 18 ft 

Setbacks Minimum Required Existing Proposed 

Front  20 ft 51 ft (residence) 

5 ft 5 in (garage) 

 48 ft (residence) 

5 ft 5 in (detached garage) 

Composite Side Yard 20 ft (25%) Min: 14 ft 6 in (36%) Min: 14 ft 6 in (36%) 

Minimum Side Yard 3 ft Min. North Side: 7 ft 

Min. South Side: 2 ft 6 in 

North Side Garage: 3 ft 6in 

Min. North Side: 7 ft 

Min. South Side: 2 ft 6 in 

North Side Garage: 3 ft 6 in 

Rear 15 ft 5 ft 5 ft  

* The allowable square footage for an 8,000 square foot lot is 2,960 square feet, with a maximum bonus 
basement floor area of 1,087 square feet (including a 100 square foot basement incentive).   

**Includes bonus for 50% or more permeable materials 
 
Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The site currently contains one small palm tree, and the applicant has not proposed any additional 
tree replants.  As part of the preliminary site assessment, the City Forester recommended two new 
upper canopy and two new lower canopy trees.  Staff has included a condition of approval 
requiring the planting of two upper canopy and two lower canopy trees on the landscape plan 
submitted as part of the construction plans.   
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Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcel;” “maintain privacy of indoor and outdoor spaces in a 
neighborhood;” and “maintain view opportunities.” 
 
Staff has not identified any view or privacy impacts that would be created by the project.  The 
applicant is proposing to reduce the height of the structure by removing the 195-square foot 
second story portion, which will result in a height reduction of approximately 6-feet on the rear of 
the residence.  All existing view sheds from neighboring houses will be maintained, and may 
actually be increased as a result of the project.  Staff notes that the applicant is also proposing to 
enlarge the balcony on the front elevation by extending it 3-feet to the south; however this change 
does not create any additional privacy concerns.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The proposed addition will be located on the basement/under floor on the west (front) side of the 
house and will only result in a minor change to the front façade.  Additionally, the proposal includes 
the removal of the second story (195-square feet).  Staff supports the reduction in the buildings 
mass and notes that the neighborhood is predominately two story homes.  
 
Cut/Fill: Residential Design Guideline 3.2 states: “Minimize the extent of excavation and fill on a 
site. The site design should follow the natural contours of the site. Where construction is necessary 
on a steep slope, step the foundation and building forms to follow the contours or locate the long 
axis of a building to lie parallel with natural contours.”  
 
The applicant is proposing to excavate soil from under the house and remove additional soil from 
the west side of the house to create additional living space.  The existing grade of the property 
gradually drops 10 feet from the rear (east side) to the front (west side) of the property.  Staff 
notes that the excavations will follow the natural contours of the site.  A condition has been 
drafted requiring the applicant to submit a grading plan for staff’s review, which will identify the 
proposed cubic yardage to be removed from the site. 
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
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“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The applicant is proposing to remove the second story portion of the building and extend the 
existing roof lines over the first floor living space.  The portion of the new roof will match the 
existing gable and pitch over the rest of the house.  A proposed roof plan is included on sheet A-3.1 
of the plans.  The added floor area in the under floor will have a flat roof to allow for the 1st story 
balcony above and the balcony will extend approximately 3-feet over the roof.  With regard to the 
detached garage and guest house, the roof above the proposed ramada will match the existing 
pitch. In staff’s opinion, the minimal changes to the rooflines are compatible with the design of 
existing residence.   
 
Basement: The Municipal Code states that “the City provides an incentive to use some of the base 
floor area and exterior volume in a basement. The result of this incentive is to reduce above-ground 
floor area and reduce exterior volume for sites awarded bonus floor area in basements.”  For a one 
story structure, the Code states that “For each one square foot of the base floor area constructed in 
a basement and 12 cubic feet of allowed exterior volume not built above average grade, one 
additional square foot of bonus floor area may be constructed in a basement.”  
 
The allowable square footage for an 8,000 square foot lot is 2,960 square feet, with a maximum 
bonus basement floor area of 1,087 square feet (including a 100 square foot basement incentive).  
Of the proposed 3,175 square feet, the applicant is proposing 2,818 square feet of “above average 
grade” floor area, which qualifies the site for the basement bonus incentive.  The proposal includes 
a lower level, with 357 square feet meeting the definition for a Basement.  The basement area is 
depicted with hatched lines on sheet A-2.2 of the plan set.  The proposed floor area is in 
conformance with the Municipal Code. 
 
Detached Garage: The residence currently includes a detached two-car garage and a one bedroom 
guest house at the rear of the structure.  The applicant is proposing to demolish the walls of the 
guest house to build an outdoor ramada at the rear of the garage.  The existing roofline is proposed 
to remain over the open-walled ramada. The garage, which is within the front setback, is proposed 
to remain.  
 
Finish Materials:  The applicant is proposing to paint the existing masonry brick siding in Benjamin 
Moore “Deep Silver” and add new Cedar siding at the front entryway.  The existing clay tile roof is 
proposed to be removed and replaced with “Majestic Matterhorn” slate tiles.  Additionally, Sierra 
Pacific wood windows and doors are proposed throughout the house painted in Benjamin Moore 
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“Twilight” color.  Finish details are included on Sheet A-6.3 of the plans and Staff notes that the 
proposed siding changes will create a modern look for the home.   
 
Exterior Lighting: With regard to light fixtures, Municipal Code Section 15.36.070.B.1 requires that 
exterior light fixtures on the building do not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens).  The locations of the proposed light fixtures are depicted on Sheet L-1 
of the plan set, and the details are included as Attachment D.  The applicant is proposing a Hinkley 
& FR Brand Atlantis sconce light with an output of 20 watts, a Hinkley & FR Brand Atlantic path light 
with an output of 20 watts, and a Hardy Island brick light with an output of 18 watts.  Six brick 
lights are proposed around the fire pit and at the front entryway, and eight path lights are 
proposed along the front walkway.   Staff supports the proposed lighting fixtures and notes that 
they comply with City requirements.  
 
Outdoor Fire Pit: The project proposal includes an outdoor gas fire pit in the front yard. The fire pit 
is proposed to be approximately 30 feet from the front property line and approximately 40 feet 
from the north neighbor.  Staff has not identified any concerns with the location of the fire pit.  
 
Fences/Walls: A 4-foot high Carmel stone wall currently runs along the west (front), south (side), 
and east (rear) property lines, and a 5-foot high redwood fence runs along the north property line.  
All existing walls and fences are proposed to remain.  Staff notes that a portion of the existing wall 
encroaches into the Right of Way, and therefore a condition requiring an encroachment permit is 
recommended.  Photographs of the existing fences are included in Attachment A.   
 
Site Coverage/Landscaping: The existing site coverage consists of multiple stone walkways, steps 
to the front entryway, and a covered patio, and exceeds the allowed coverage for an 8,000 square 
foot lot by 2,388 square feet.  Per Municipal Code Section 17.10.030.C, nonconforming site 
coverage is required to be reduced at a rate equal to two times the amount of floor area added to 
the site, or to an amount that complies with the site coverage limits, whichever is less.  The 
applicant is proposing to add 686 square feet to the residence and therefore is required to remove 
1,372 square feet of coverage.  The applicant is proposing 1,961 square feet of site coverage, which 
includes a reduction of 1,398 square feet of coverage.   
 
With regard to landscape, the site currently contains a large a large lawn, a small palm tree, and a 
tall hedge above the stone walls surrounding the property.  The applicant is proposing to maintain 
the existing grass lawn, which is mostly out of sight from the public view, as well as the existing 
hedge along the west and south property lines.  Additionally, the applicant is proposing new Carmel 
Creeper shrubs, Red Buckwheat shrubs, Sulfur flower shrubs, and California Meadow Sedge grass 
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throughout the site.  A landscape plan is included on Sheet L-1 of the plan set.  As noted earlier, 
staff has included a condition that two new upper canopy and two new lower canopy trees be 
added to the landscape plan, per the City Foresters recommendation.  
 
Archaeological Zone: A Preliminary Cultural Resources Reconnaissance Report was prepared for 
the subject parcel in November 2015.  The study found that the nearest archaeological site is 
approximately 900 feet to the northwest, and that there was no evidence of historic or prehistoric 
cultural activity indicators (including shell fragments, bone fragments, or culturally modified lithic 
materials).  The report is included as Attachment F.  The project archaeologist recommends that 
there is no reason to delay the project due to archaeological concerns, however it is recommended 
that in the event that an unexpected trace of historic or prehistoric materials are encountered, a 
qualified archaeologist should be retained for appropriate mitigation.  Staff has included a 
condition of approval based on the project archaeologist’s recommendation.   
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property 
line and edge of pavement ranges from 8-feet to almost 40-feet in width and includes a 
decomposed granite sidewalk and multiple trees.  The existing wall, including the pillars at the 
entryway, slightly encroaches over the property line into the City ROW. A condition has been 
drafted requiring the applicant to apply for and obtain an encroachment permit for all 
encroachments prior to building permit issuance.  
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 582-square foot 
addition to an existing 1,209-square foot residence, and therefore qualifies for a Class 1 exemption.  
The proposed alterations to the residence do not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

x Attachment A – Site Photographs 
x Attachment B – Findings for Approval 
x Attachment C – Conditions for Approval 
x Attachment D – Lighting Details 
x Attachment E – Roofing Details 
x Attachment F – Preliminary Cultural Resources Reconnaissance Report  
x Attachment G – Project Plans  
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 Attachment A – Site Photographs 
 

 

Residence viewed from San Antonio 
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Residence viewed from San Antonio 
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 Attachment A – Site Photographs 
 

 

Detached garage, fronting on San Antonio 
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 Attachment A – Site Photographs 
 

 

Front wall along Ocean Ave. 
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 Attachment A – Site Photographs 
 

 

Front balcony and masonry brick details 
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 Attachment A – Site Photographs 
 

 

Second story portion proposed for removal 
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 

submitted plans support adoption of the findings.  For all findings checked "no" the staff report 

discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 

"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 

received appropriate use permits and/or variances consistent with the zoning 

ordinance. 

ᅛ  

2.  The project is consistent with the City’s design objectives for protection and 

enhancement of the urbanized forest, open space resources and site design.  The 

project’s use of open space, topography, access, trees and vegetation will maintain 

or establish a continuity of design both on the site and in the public right of way that 

is characteristic of the neighborhood. 

ᅛ  

3.  The project avoids complexity using simple/modest building forms, a simple roof 

plan with a limited number of roof planes and a restrained employment of offsets 

and appendages that are consistent with neighborhood character, yet will not be 

viewed as repetitive or monotonous within the neighborhood context. 

ᅛ  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 

lines, building forms, and in the size of windows doors and entryways.  The 

development is similar in size, scale, and form to buildings on the immediate block 

and neighborhood.  Its height is compatible with its site and surrounding 

development and will not present excess mass or bulk to the public or to adjoining 

properties.  Mass of the building relates to the context of other homes in the 

vicinity. 

ᅛ  

5.  The project is consistent with the City’s objectives for public and private views 

and will retain a reasonable amount of solar access for neighboring sites.  Through 

the placement, location and size of windows, doors and balconies the design 

respects the rights to reasonable privacy on adjoining sites.   

ᅛ  

6.  The design concept is consistent with the goals, objectives and policies related to 

residential design in the general plan.   
ᅛ  

7.  The development does not require removal of any significant trees unless 

necessary to provide a viable economic use of the property or protect public health 

and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

ᅛ  

8.  The proposed architectural style and detailing are simple and restrained in 

character, consistent and well integrated throughout the building and 

complementary to the neighborhood without appearing monotonous or repetitive 

in context with designs on nearby sites. 

ᅛ  
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9.  The proposed exterior materials and their application rely on natural materials 

and the overall design will add to the variety and diversity along the streetscape. 
ᅛ  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 

garages are consistent with the adopted Design Guidelines and will complement the 

character of the structure and the neighborhood. 

ᅛ  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 

designed to complement the urbanized forest, the approved site design, adjacent 

sites, and the public right of way.  The design will reinforce a sense of visual 

continuity along the street. 

ᅛ  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 

relate to good design principles and specific site conditions.    
ᅛ  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 

Coastal Program of the City of Carmel-by-the Sea. 
ᅛ  

2.  Public access policy consistency:  The project is not located between the first 

public road and the sea, and therefore, no review is required for potential public 

access.   

ᅛ  
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Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 15-322) authorizes the 

applicant to remove 460 square feet of living space on the second story and in 

the detached guest cottage, to add 979 square of new living space including XXX 

in the basement.   The approval includes a new outdoor ramada attached to the 

garage, an outdoor gas-burning fire pit, and the enlargement of the existing 

front balcony.  Finish materials include the existing masonry stones painted in a 

“Silver Gray” color with cedar siding at the front entryway, a slate tile roof, and 

wood doors and windows.  All existing fencing will remain.  

 ݲ

2. The project shall be constructed in conformance with all requirements of the 

local R-1 zoning ordinances.  All adopted building and fire codes shall be 

adhered to in preparing the working drawings. If any codes or ordinances 

require design elements to be changed, or if any other changes are requested at 

the time such plans are submitted, such changes may require additional 

environmental review and subsequent approval by the Planning Commission. 

 ݲ

3. This approval shall be valid for a period of one year from the date of action 

unless an active building permit has been issued and maintained for the 

proposed construction. 

 ݲ

4. All new landscaping, if proposed, 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 when new trees are required to be planted by the Forest and Beach 

Commission or the Planning Commission.  

 ݲ

5. Trees on the site shall only be removed upon the approval of the City Forester or 

Forest and Beach Commission as appropriate; and all remaining trees shall be 

protected during construction by methods approved by the City Forester. 

 ݲ

6. 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, 

 ݲ
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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. 

7. Approval of this application does not permit an increase in water use on the 

project site. Should the Monterey Peninsula Water Management District 

determine that the use would result in an increase in water beyond the 

maximum units allowed on a 4,000-square foot parcel, this permit will be 

scheduled for reconsideration and the appropriate findings will be prepared for 

review and adoption by the Planning Commission. 

 ݲ

8. The applicant shall submit in writing to the Community Planning and Building 

staff any proposed changes to the approved project plans prior to incorporating 

changes on the site.  If the applicant changes the project without first obtaining 

City 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 in writing for review. The project will be reviewed for its 

compliance to the approved plans prior to final inspection. 

 ݲ

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 

i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 

ground.  Landscape lighting shall be limited to 15 watts (incandescent 

equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 

above the ground.   

 ݲ

10. All skylights shall use non-reflective glass to minimize the amount of light and 

glare visible from adjoining properties. The applicant shall install skylights with 

flashing that matches the roof color, or shall paint the skylight flashing to match 

the roof color. 

 ݲ

11. The Carmel stone façade 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.  Prior to the full installation of stone during construction, 

the applicant shall install a 10-square foot section on the building to be reviewed 

by planning staff on site to ensure conformity with City standards.   

 ݲ

12. The applicant shall install unclad wood framed windows.  Windows that have 

been approved with divided lights shall be constructed with fixed wooden 

 ݲ
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mullions.  Any window pane dividers, which are snap-in, or otherwise 

superficially applied, are not permitted. 

13. The applicant agrees, at his or her 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. 

 ݲ

14. The driveway material shall extend beyond the property line into the public right 

of way as needed to connect to the paved street edge.  A minimal asphalt 

connection at the street edge may be required by the Superintendent of Streets 

or the Building Official, depending on site conditions, to accommodate the 

drainage flow line of the street. 

 ݲ

15. This project is subject to a volume study. ݲ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 

Monterey Bay Unified Air Pollution Control District prior to issuance of a 

demolition permit. 

 ݲ

18. The applicant shall include a storm water drainage plan with the working 

drawings that are submitted for building permit review.  The drainage plan shall 

include applicable Best Management Practices and retain all drainage on site 

through the use of semi-permeable paving materials, French drains, seepage 

pits, etc.  Excess drainage that cannot be maintained on site, may be directed 

into the City’s storm drain system after passing through a silt trap to reduce 

sediment from entering the storm drain.  Drainage shall not be directed to 

adjacent private property.  

 ݲ

19a. An archaeological reconnaissance report shall be prepared by a qualified 

archaeologist or other person(s) meeting the standards of the State Office of 

Historic Preservation prior to approval of a final building permit.  The applicant 

shall adhere to any recommendations set forth in the archaeological report.  All 

new construction involving excavation shall immediately cease if materials of 

archaeological significance are discovered on the site and shall not be permitted 

to recommence until a mitigation and monitoring plan is approved by the 

 ݲ
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Planning Commission.    

19b. All new construction involving excavation shall immediately cease if cultural 

resources are discovered on the site, and the applicant shall notified the 

Community Planning and Building Department within 24 hours.  Work shall not 

be permitted to recommence until such resources are properly evaluated for 

significance by a qualified archaeologist.  If the resources are determined to be 

significant, prior to resumption of work, a mitigation and monitoring plan shall 

be prepared by a qualified archaeologist and reviewed and approved by the 

Community Planning and Building Director.  In addition, if human remains are 

unearthed during excavation, no further disturbance shall occur until the County 

Coroner has made the necessary findings as to origin and distribution pursuant 

to California Public Resources Code (PRC) Section 5097.98. 

 ݲ

20. Prior to Building Permit issuance, the applicant shall provide for City 

(Community Planning and Building Director in consultation with the Public 

Services and Public Safety Departments) review and approval, a truck-haul route 

and any necessary temporary traffic control measures for the grading activities. 

The applicant shall be responsible for ensuring adherence to the truck-haul 

route and implementation of any required traffic control measures. 

 ݲ

21. All conditions of approval for the Planning permit(s) shall be printed on a full-

size sheet and included with the construction plan set submitted to the Building 

Safety Division.     

 ݲ

 Special Conditions  

22. The applicant shall plant and maintain TWO new upper-canopy and TWO new 

lower-canopy trees of substantial size and caliber and of a species approved by 

the City Forester.  The location, size, and species of this tree shall be noted on 

the landscape plan submitted with the construction plan set.  Prior to final 

planning inspection, the tree shall be planted on site located approximately 10 

feet from any building. 

 ݲ

23. Based on Health and Safety Code § 7050.5, if any human remains are exposed, 

no further excavation or disturbance occurs in the area and that the county 

coroner is called so that the coroner can verify that the remains are not subject 

to medical jurisprudence. Within 24 hours of notification, the coroner calls the 

Native American Heritage Commission if the remains are known or thought to 

be Native American. 

 ݲ

24. In the event that unexpected traces of historic or prehistoric materials, 

(including, but not limited to human remains, concentrations of shell or heat 

altered rock or historic trash pits) are encountered during grading or other 

future development, a qualified archaeologist should be retained for 

appropriate archaeological mitigation. 

 ݲ
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25.  The applicant shall submit a grading plan with the building permit application 

identifying the cubic yardage of soil proposed to be excavated and removed 

from this site as part of the project.  

 

 

*Acknowledgement and acceptance of conditions of approval. 

 

 

______________________________  ___________________________ __________ 

Property Owner Signature   Printed Name    Date 

 

Once signed, please return to the Community Planning and Building Department. 
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Preliminary Cultural Resources Reconnaissance 

of Assessor’s Parcel Number 010-253-009, Carmel-By-The-Sea 
County of Monterey, California 

 
 
 

Prepared for 
Cindi Scarlett-Ramsey 

Sterling Huddleson Architecture 
 Carmel Plaza, Ocean Avenue 

Carmel-By-The-Sea, CA 93923 
 
 

By  
Susan Morley M.A. 

Register of Professional Archaeologists 
3059 Bostick Avenue Marina, California 93955-3727 

Home (831) 645-9162 ○ Mobile (831) 262-2300 ○ Fax (831) 645-9162 
smorley@csumb.edu 

 
November 2015 

 
   

Evidence of Sacred/Religious Site?                        Yes__ No_x_ 
 
Evidence of Native American Remains on Site?        Yes__ No_x_ 
 
Evidence of Anything of Archaeological Significance? Yes__ No_x_ 
 

 Positive Findings of Historical Significance?           Yes__ No_x_ 
T      
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INTRODUCTION 

In October 2015 Ms. Cindi Scarlett-Ramsey retained the author to conduct a preliminary cultural 
resources survey for Assessor’s Parcel Number 010-253-009 in the City of Carmel-by-the-Sea 
(Figure 1, p.4), County of Monterey, California. Plans are proposed to remodel the existing single-
family dwelling on the project parcel. Because these plans include subsurface disturbance of soils, 
and because the project parcel is located in an area of high archaeological sensitivity, the Carmel-
by-the-Sea Department of Community Planning and Building has required an archaeological survey 
for the permitting process.   
 
In accordance with the California Environmental Quality Act (1970), site record searches have been 
conducted through the Northwest Information Center at Sonoma State University in Rohnert Park 
(File numbers F/X-127, 03-568, 02-344, 03-46, 03-442, 02-344). A subsequent archaeological 
reconnaissance was conducted on October 30, 2015. This report presents the results of the 
archaeological site record searches, subsequent archaeological reconnaissance, and professional 
recommendations.  

PROJECT LOCATION AND DESCRIPTION 

The project parcel is 8,000 square feet in area located at the northeast corner of Ocean Avenue and 
San Antonio Avenue. It is the last residential parcel on Ocean Avenue, the last house on Ocean 
Avenue before the Carmel Beach. The parcel may be further located on the Monterey United States 
Geological Survey 7.5 minute series [1983] Quadrangle, Zone 10 (Figure 2, p.5). The Universal 
Transmercator Grid coordinates calculated for the parcel are approximately 
595969.6.6metersE/4046106.1metersN. The project parcel is approximately 300 meters east of 
Carmel Bay. Elevation of the parcel is 43 feet above mean sea level. Vegetation on the project 
parcel consists of several mature cypress trees and various non-native ornamentals. The nearest 
reliable source of fresh water is the Carmel River about one half mile south.  
 
Currently, there is a 2,929 square foot, single-family dwelling on the project parcel that was 
constructed in 1930. As stated above, plans are proposed to remodel the existing residence.  
 
The project is in a densely developed residential neighborhood. Much of the parcel is occluded by 
the existing residence and extensive paving stones of Carmel stone; however, visual inspection of 
the soils is possible along the margins and surrounding the house. 
 
Plans are proposed to remodel the existing single-family dwelling. The plans also propose 
expanding the existing crawlspace in order to create a basement. This will require excavation of 
soils to a depth of six feet and to increase the basement area to 485 square feet. Plans also include 
increasing the square footage of the existing garage. 
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Figure 1: Regional Location Map for Carmel-By-The-Sea, California 
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Figure 2: The project parcel is located on a portion of the United States Geological Survey 
Monterey Quadrangle (1997). 
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Figure 3: Monterey County Assessor’s Parcel map for the project parcel, APN 010-253-009. 
 

Project 
parcel 

192



  Preliminary Cultural Resources Survey 
 APN 010-253-009, November 2015 

Carmel-By-The-Sea 

 

7 

 

PREHISTORIC BACKGROUND 
As of this date CA-MNT-17C on Carmel Point has yielded the earliest date for the central coast 
Recently, Dr. Gary Breschini, working with Lynn Mounday, obtained a carbon date of 9,300 YBP 
(Breschini, 2012) for CA-MNT-17C, the most studied archaeology site on Carmel Point. Earlier 
archaeologists have documented and reported in depth an early occupation site along the central 
coast of California dating to 8,350 BC, the Cross Creek site, in San Luis Obispo County (Jones et. 
al. 2002), evidence for human occupation on the California coast to the terminal Pleistocene. These 
study provide evidence that a separate migration of people may have initially populated the central 
coast. These early inhabitants are now considered as having practiced a different subsistence 
technology from the inland groups. This has been determined by the recovery of milling stones and 
crude core and flake lithic technologies that do not appear in association with inland sites. 
 
The indigenous peoples of the central coast today are identified according to linguistic groups, 
Esselen and Costanoan speakers. They occupied the Monterey Peninsula and the Santa Lucia 
Mountains from Carmel Valley to the Big Sur Coast and south to Pfeiffer State Beach, and inland to 
Salinas, Spreckles, and south to Soledad (Figure 5).  
 
The aboriginal peoples were hunter-gatherers with a well-developed, intimate knowledge of the rich 
diversity of their environment. They processed vegetable foods, fished the rivers for anadramous 
fish such as the steelhead and salmon, sardines from the ocean, and hunted for deer, fowl, and 
rabbits; they did not cultivate the land but did manage the land by technologies such as burning 
(Lewis 1978). 
 
Serious anthropological theorizing began in the early 1900s when Kroeber conducted what he called 
salvage anthropology. Kroeber formulated his idea of ‘tribelets’ from groups that were already 
thoroughly disrupted by missionization.  
 
Bean with Lawton (1973) and Bean with Blackburn (1976) understood that the prehistoric people of 
the region we now call California was more connected and complex than Kroeber had initially made 
them out to be. Bean wrote that the people living in villages of close proximity intermarried and 
were thus connected families. Milliken’s ethnographies of the regions prehistoric tribes provide 
evidence that elite people from the various tribes of the Monterey Bay region intermarried to form 
political alliances (1995& 1987). 
 
Studies based upon mission records have provided the names and locations of the many villages of 
the Monterey region. Groups of Esselen speakers and those now referred to as Southern Costanoan 
or “rumsien”-speakers intermarried before missionization, at the missions where they were forced to 
convert to Catholicism (that is the San Carlos and San Antonio Missions) and after missionization. 
Beginning in 1770, these Esselen converts and other Native American people taken into the mission 
system as converts were called “neophytes”, from the Spanish, neofitas, derived from the Latin for 
“newly planted”. There are differing opinions on Esselen precontact and contact history (Breschini 
and Haversat 1980 and Jones 1994 for example). 

Spanish Mission Period (1770-1834) 
The Carmel/Monterey region has a long and distinguished history. Don Sebastian Vizcaino 
bestowed the place name Carmel in 1602. Vizcaino is thought to be the first European to set foot on 
the Monterey Peninsula. Carmelite friars were aboard ship on that expedition intending to establish 
a mission in the area that would be backed by the Spanish military. On June 3, 1770 Junipero Serra 
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founded the mission San Carlos de Borromeo de Monterey. A year later Serra wrote for permission 
to move the mission to the banks of the Carmel River. Therefore, in 1771 Mission San Carlos 
Borromeo Del Rio Carmelo was founded. 
 
When the Spanish missionaries arrived in the late 18th century, they applied the name Costaños to 
all of the tribes already inhabiting the region between the San Francisco and Monterey Bays, even 
though the aboriginal people of the present day region comprised many more distinct language 
groups and tribes (Milliken 1995) and were multilingual peoples. Costaños was anglicized to 
Costanoan. The Esselen village of Achasta may have been located on the Monterey Peninsula near 
the Presidio, though Milliken suggests Carmel Point (1987). 
   

Ethnographic Background 
The people indigenous to the Monterey Bay Region were known as Rumsen, Esselen, 
Guacharonnes, Ecclemachs, Sakhones, Sureños, and Carmeleños.   
 

“The Indian clans were known as Ensenes, Excelenes, Achistas, Runsenes, Sakhones, and 
were considered as belonging to one nation” (Salvador Mucjai quoted in Taylor 1856, p. 5). 

 
The Esselen and Costanoan (Ohlone to some) peoples came from at least nine major rancherias. 
Some of these rancherias have come to be known by several different names, due to variability in 
the transcription of these village and district locations by different priests as recorded in the Mission 
records. These nine rancherias/districts are:  

 
• Wacharon (Guachirron)/Calendaruc (Moss Landing, Castroville, Watsonville area 
• Ensen (interior side of Fort Ord and Salinas Valley) 
• Achasta (near Monterey) 
• Tucutnut/Capanay (middle reaches Carmel River drainage) 
• Soccoronda/Jummis/Sepponet (upper Carmel River drainage) 
• Echilat/Ixchenta/Tebityilat (upper San Jose and Las Garzas Creek drainages) 
• Esselen/Excelen/Excelemac (Santa Lucia Mountains/Ventana Wilderness) 
• Sargentaruc/Jojopan/Pixchi (Carmel River south to Sur) 
• Eslanajan (Soledad/Arroyo Seco) 
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Figure 4: Tribal map by Lorraine Escobar modifying Milliken’s map (1990) with village locations 
based on Milliken’s research and additional historic sites of importance including the Piazzoni 
Ranch.  

 
The Mission San Carlos Borromeo was founded at Monterey in May 1770. Shortly 
after, Costanoan and Esselen people were taken into the mission. As the Spanish 
padres and military men were establishing a foothold for the northernmost frontier 

Project area 
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of the Spanish Empire, the baptized and converted Esselen Indians, working as 
indentured laborers, built and supported several of the northern Franciscan missions 
(San Carlos and Soledad), military posts and settlements. Many fled the missions to 
the interior while others died under harsh and restrictive treatment by the 
missionaries and settlers.  
 
The American Flag was raised in Monterey in 1846 by U.S. forces, which claimed 
formal possession of California. Admiral Sloat gave a speech on the "Color of Right" 
about legal entitlements to be honored by the US Government. In 1848, the Treaty of 
Hildalgo, ending the Mexican War, also guaranteed protection of Indian rights 
(Escobar et al., 1998). 

 
After California statehood in 1850, Congress and the President of the United States authorized 
Special Agents McKee, Barbour and Wozencraft to treat with California Indians in 1851. Eighteen 
treaties were negotiated between the California tribes and these special agents. These treaties were 
established to accomplish two basic goals: 1) to cede the majority of aboriginal lands of California 
to the United States Government; and 2) to reserve 8.5 million acres of land in the interior of the 
state to be used by the California tribes as reservation lands. These 18 treaties were never ratified, 
but were suppressed in secrecy by the United States Senate until their rediscovery in 1905. These 
treaties remain unhonored by the Federal Government Indian lands due to the refusal of the Senate 
in ratifying the 18 treaties.  

METHODOLOGY 

RESULTS OF SITE RECORD SEARCH 
Site record searches through the Northwest Information Center indicate that no prehistoric or 
historic sites exist within the boundaries of the project parcel. The nearest archaeology site is 
located approximately 900 feet to the northwest across Pescadero Canyon, CA-MNT-836.  

ARCHAEOLOGICAL RECONNAISSANCE 
Archaeological reconnaissance followed standard methods of procedure. The project parcel was 
physically and methodically inspected for indicators of cultural resources on October 30, 2015. In 
central California, archaeologists are alerted to prehistoric sites by the presence of midden soils 
darkened from accumulation of organic remains. In addition, the presence of various shell remnants 
from either the bay or littoral may indicate a site. Archaeologists also look for flaked stone artifacts 
and ground stone that is either complete or in fragments representing mortars and pestles or manos 
and metates. Sites are often located near the source of fresh water. Some prehistoric sites are 
occupational sites while others may be quarries, workstations, milling stations, hunting stations, or 
ideological sites that exhibit rock art or petroglyphs.  
 
The author methodically inspected the soils of the project parcel wherever soils were visible. 
Although much of the project parcel is covered with walkways and structures, the soils are quite 
visible along the margins of the parcel, and in the area with the lawn exists, as well as along the 
outer perimeter along the streets. Soils are medium gray sand. No cultural materials were observed 
in the soils of the project parcel.  
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CONCLUSION 
The project parcel was methodically inspected for evidence of significant prehistoric or historic 
material remains. Archaeological reconnaissance did not reveal any of the indicators expected of a 
prehistoric archaeological site in this region; no culturally modified soils were present; no shell 
fragments, bone fragments, or culturally modified lithic materials were noted in the soils of the 
project parcel. No granitic or other bedrock outcrops were present that may possibly have contained 
bedrock mortars or cupules. 

RECOMMENDATIONS 
No evidence of historic or prehistoric cultural activity was observed during the archaeological 
reconnaissance. The nearest archaeology site is approximately 900 feet to the northwest. Therefore, 
it is the professional opinion of this writer that this parcel does not contain cultural resources, either 
historic or prehistoric in nature. Based upon these negative findings, there is no reason to delay the 
project parcel due to archaeological concerns. 
 
However, it must be recommended that in the event that unexpected traces of historic or prehistoric 
materials, i.e., human remains, concentrations of shell or heat altered rock or historic trash pits are 
encountered during grading or other future development, a qualified archaeologist should be 
retained for appropriate archaeological mitigation. 

Health and Safety Code § 7050.5 
If any human remains are exposed, the Health and Safety Code § 7050.5 requires that no 
further excavation or disturbance occurs in the area and that the county coroner is called so 
that the coroner can verify that the remains are not subject to medical jurisprudence. Within 
24 hours of notification, the coroner calls the Native American Heritage Commission if the 
remains are known or thought to be Native American. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 

To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 15-328) 
and associated Coastal Development Permit for alterations to an existing 

residence located in the Single-Family Residential (R-1) Zoning District.1 

 

 

Recommendation: 
Staff recommends that the Planning Commission approve the Consideration of a Combined 

Concept and Final Design Study (DS 15-328) and associated Coastal Development Permit for 
alterations to an existing residence, subject to the attached findings and recommendations/draft 

conditions. 
 
Application: DS 15-328 APN: 010-183-008 
Block:  133 Lot: 10 
Location: Monte Verde, 2 NE of 12th Ave.  
Applicant:  Thomas Hood/Architect Property Owner: Master Work Builders 

 
Background and Project Description:  
 
The property is 4,000 square feet in size and includes an existing single-story residence with 

attached carport and detached shed totaling 1,582.50 square-feet.  The residence is not on the 

Carmel’s Historic Inventory and staff has issued a Final Determination of Ineligibility. A Historic 

Determination of Ineligibility for the residence was issued by the Planning Department on 
November 9, 2015. 
 

1  Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the limited changes to the structure justify 
combining the concept review and final details review. 
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November 18, 2015 
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The applicant has submitted plans for a remodel of the existing residence and proposes to increase 
square footage on the property from 1,582.50 square feet to the maximum allowable, i.e., 1,800-
square feet.  The property is currently developed with a 1,332.50 square foot residence, a 202.00-
square foot carport and a 48.00-square foot shed.  The demolition component of the project will 
include the south deck, west entry stairs and stoop, carport and concrete pad, west deck, shed 
removal, removal of some interior walls, and removal of 35 square feet from the building footprint 
on the north side.  Total demolition of building area equals 286.00 square feet and includes the 
removal of a carport, residential interior and backyard shed.  The proposed project includes 
bumping out the front (west) side of the house to expand the dining area, bumping out the east 
wall to expand a bedroom, reconfiguring the north wall of the house so as to create a setback, 
construction of new interior walls, installation of new skylights, and installation of new unclad 
wood windows and doors.   
 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) 1,582.50 sf (40%)2 1,800 sf (45%) 

Site Coverage 556 sf  708 sf 556 sf  
Trees 3 Upper /1 Lower 

(recommended) 
1/4 1/3 

Ridge Height (1st/2nd) 18’/24’ Varies:  17’-6” No Change 

Plate Height (1st/2nd) 12’/18’ 8’-1” 8’-1” and 9’-3” 

Setbacks Minimum Required Existing Proposed 
Front  15’ 20’ to carport 

27’ to deck 
38’-9’ to residence 

4’-0” to garage 
17’-11” to deck 
27’-11” to residence 

Composite Side Yard 10’ (25%) 6’ – 6” Min: 10.0 ft (25%) 

Minimum Side Yard3 3’ 3’ - 1” Min. North Side: 3’ – 4” 
Min. South Side: 3’-2” 

Rear 15’ 13’-8” Min: 9’-6”; Max: 14’ 
 
 

2  Includes shed and carport. 
3  Note that under existing conditions there is16 linear feet of non-conforming side yard setback area where the 
composite setback does not meet the 25% standard.  The proposed design reduces the non-conforming area to 5 linear 
feet.   
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Finish materials include board and batten siding (same as existing), a partial stone veneer on the 

west, north and south sides, and composition shingle roof.  The existing deck on the west side 

facing the street will be replaced with a new deck that will be more substantial and having a stone 

veneer and wood railing.  Exterior lighting will be located appropriately around the exterior of the 
residence.  The applicant does not propose landscape lighting.   
 

Staff has scheduled this application for both conceptual review and final review details.  If the 
Commission has concerns that cannot be addressed at one meeting it may continue the 

application.   
 
Staff analysis:  
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 

The City Forester reviewed the property in August 2015 as part of the City’s Site Assessment 
protocols and identified five trees on the property, of which four are significant.  One tree is in the 

backyard (46” Monterey pine), two in the south side yard (21” Oak tree and 26” Black acacia), and 
two in the front yard (11” and 21” Oak trees).  The Black acacia is infested and dead, or dying; the 
applicant proposes to remove this tree.  No additional trees are proposed to be planted, nor has 

the City Forester recommended that additional trees be planted.  The property is currently heavily 
canopied with existing live trees.  One additional oak is located in the public ROW and two Black 

acacias stand on the south property boundary within the public ROW; trees in the ROW will 

remain.   

 

Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 

 
Staff has not identified any view impacts that would be created by the new residence.  With regard 

to privacy, staff notes that the adjacent neighbor to the north has second floor windows that 
overlook the subject property.  On the south and east sides of the subject property are one-story 
residences with windows facing the subject property.   

 
As to privacy, the proposed project reduces the existing decking on the south side from 169 square 
feet to a 24 square-foot at-grade patio (proposed pavers in sand).  Proposed window size and 

placement are shown in the project plans and indicate that on the north elevation total window 
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area will decrease from approximately 72 square feet to approximately 33 square feet.  This is 

accomplished by removal of an existing glass sliding door, side yard access door and kitchen 

window, and replaced with one bedroom widow and two windows each facing west and east 

(facing towards each other).  Existing windows are single pane, aluminum framed sliders.  On the 

south elevation, total window area will increase from approximately 62 square feet to 

approximately 71 square feet.  Proposed new windows on the south elevation are in the same 

location as existing windows.  The existing sliding glass aluminum framed door on the south 

elevation (at the back of the residence and associated with the aforementioned south deck) will be 

replaced with similar sized wood clad, multiple-pane, French door.  Two windows shown on the 

east elevation (each 8’ x 3’ aluminum framed windows - 48 square feet) will be replaced with one 

8’ x 7’ door/window combination and a 2’ x 2’ window set approximately 10 feet from the existing 

grade and just below the ridge line.  The east elevation window/door total square foot will increase 

by 12 square feet to 60 square feet.  All proposed windows and doors are wood clad with multiple 

panes. 

 

The proposed project also includes six new skylights – three each on the north and south roof 

aspects (sizes range from 2’ x 2’ up to 2’-6” x 5’ -6”; a total of 20 square feet on each roof aspect, or 

40 square feet total for the entire roof).   

 

Through the placement, location and size of windows, skylights, doors and decks, the design 

respects the rights to reasonable privacy on adjoining sites.  In staff’s opinion, the proposed 

residence meets the objectives of Residential Design Guidelines 5.1 through 5.3. 

 

Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to relate 

“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The applicant is proposing to remodel the existing residence and remove the carport and construct 

a detached garage.  On the north side of the residence the existing long-run of uninterrupted linear 

wall is broken at the north wall of the kitchen whereupon the wall will now cut inward, thereby 

creating visual relief to the north elevation.  The extension to the west wall to accommodate the 

dining area brings the residence closer to the street but remains behind the requisite 15-foot front-

yard setback.  At the rear yard, the residence will be bumped out 4 feet over a 12-foot wide 

footprint.  In staff’s opinion, the proposed residence meets the objectives of Residential Design 

Guidelines 7.1 through 7.6. 
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Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roofs with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The proposed design includes a one-story residence with a detached garage.  The stepped gable 
roofs all have a pitch of 4:12, with three rooflines facing the street, and four rooflines on the south 
side elevation and two on the north side, inclusive of the garage roofline.  In staff’s opinion, the 
roof design is simple and complements the building style and neighborhood context and it meets 
the objectives of Residential Design Guidelines 8.1 through 8.3. 
 
Detached Garage:  Design Guideline 6.2 states that “parking facilities that maintain or enhance 
variety along the street edge are encouraged.”  CMC 17.10.030 allows for detached garages and 
carports to encroach into the front- and/or side-yard setbacks if certain standards can be met.  
These standards include avoiding impacts on significant trees and providing diversity to the 
streetscape.  The existing carport is situated in the front yard setback as is the proposed detached 
garage.  It appears that the proposed garage will enhance variety on the street edge by virtue of 
being in the front yard setback.  In staff’s opinion, the proposed garage design and garage location 
is consistent with these guidelines. 
 
Design Guidelines 6.1 and 6.2 states, “Garages integrated into the building design are encouraged”, 
and “Keep the mass of a garage subordinate to that of the house”.  The proposed garage is 210 
square feet and carries architectural elements similar to that of the house that includes the same 
roof pitch, and exterior finish of board and batten and stone.  Two windows are to be placed above 
the garage door to provide natural light.  In staff’s opinion, the proposed garage design and garage 
location is consistent with these guidelines.   
 
Fencing/Gate/Arbor:  Residential Design Guidelines 11.6 states, “The use of distinctive design 
details in encouraged.  This provides an opportunity for individuality and craftsmanship”, and 
“Gates should have open or transparent quality that allow filtered views into the property.”  In 
staff’s opinion, the combination of fencing and gate are of transparent quality.    
 
With regard to arbor design, Residential Design Guidelines 11.7 includes objectives to “Maintain a 
narrow, low and “light” scale.  Avoid the use of tall or wide entryways and avoid massive timbers or 
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other heavy building elements when creating an arbor”, and “Incorporate vines or other 
landscaping to blend the arbor into the adjoining fence or wall and garden”.  The main entry to the 

property to the left of the garage is through a wood gate hinged to a six-foot tall stone pylon that 

also supports an arbor that connects to the side of the garage. The pylon / arbor feature at the 

entry walkway is approximately 7 feet tall with approximately one–foot of this being the exposed 

timber framing.  The timber framing has a footprint of approximately 7’ x 8’ and is supported by a 

diagonal corbel support anchored to a point approximately halfway down the pylon’s east 

elevation.  In staff’s opinion, the combination of pylon and arbor do not exhibit narrow, low and 

light features as recommended by the Guidelines.  A condition has been drafted requiring the 

applicant to work with staff on reducing the size and scale of the arbor prior to submitting for the 

building permit. 
 

Site Coverage/Landscaping:  Per Municipal Code Section 17.10.030.C, site coverage shall be limited 

to a maximum of 22 percent of the base floor area allowed for the site (Note: on a 4,000 square-

foot site this equals 396 square feet or 10 percent of the site).  In addition, if at least 50 percent of 

all site coverage on the property is made of permeable or semi-permeable materials, an additional 

amount of site coverage of up to four percent of the site area may be allowed.   For this 4,000 

square foot lot the total amount of coverage is allowed to be 556 square feet; the project plans are 

consistent with the allowed coverage.  The plans show 556 square feet of site coverage.  In staff’s 

opinion, the proposed site coverage is consistent with the Municipal Code.  The applicant does not 

propose any changes to the landscaping. 

 

Exterior Lighting:  With regard to light fixtures, Municipal Code Section 15.36.070.B.1 states that all 

exterior lighting attached to the main building or any accessory building shall be no higher than 10 

feet above the ground and shall not exceed 25 watts (incandescent equivalent; i.e., approximately 

375 lumens) in power per fixture, and that landscape lighting shall not exceed 18 inches above the 

ground nor more than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per 

fixture.   
 

In addition, the City’s Residential Design Guidelines, Section 11.8, states, “Preserve the low 
nighttime lighting character of the residential neighborhoods. Use lights only where needed for 
safety and at outdoor activity areas. Appropriate locations may include building entries, gates, 
terraces, walkways, and patios,” and “[…] Point lights downward to reduce glare and avoid light 
pollution”, “Locate and shield fixtures to avoid glare and excess lighting as seen from the 
neighboring properties and from the street”. 
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The location and style of the proposed wall-mounted light fixtures are depicted on the Sheet A2.1 
and A3.2 of the Project Plans, respectively – seven wall-mounted fixtures are proposed.  The wall 
lights will not exceed 25 watts.  Staff supports the proposed wall-mounted light fixtures and notes 
that they comply with the City requirements.  No landscape lighting is proposed.  
 
Public ROW: The portion of the City Right-of-Way (ROW) between the front property line and edge 
of paving is in a natural state and free of all hindrances.     
 
Alternatives:  Staff has included draft findings that the Commission can adopt if the Commission 
accepts the overall design concept, including the architectural style of the building.  However, if the 
Commission does not support the design, then the Commission could continue the application with 
specific direction given to the applicant. 
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The project 
includes the construction of one single-family residence in a residential zone, and therefore 
qualifies for a Class 3 exemption.  The proposed residence does not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

x Attachment A – Site Photographs 
x Attachment B – Findings for Approval  
x Attachment C – Conditions of Approval 
x Attachment D – Project Plans 
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Project site – Front  
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Project site – rear yard  
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.080 and LUP Policy P1-
45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

ᅛ  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

ᅛ  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

ᅛ  

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

ᅛ  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

ᅛ  

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

ᅛ  

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

ᅛ  
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

ᅛ  

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

ᅛ  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

ᅛ  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

ᅛ  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

ᅛ  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

ᅛ  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

ᅛ  
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Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 15-328) authorizes 1) the 
addition of 217.50-square feet to the existing residence, 2) the removal of the 
existing carport and the construction of a new 210-square foot garage within the 
15-foot front setback, 3) six new skylights, 4) new stone veneer, 5) new wood 
clad windows and doors, and 6) front gate and arbor. 

 ݲ

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

 ݲ

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

 ݲ

4. All new landscaping, if proposed, 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 when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

 ݲ

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

 ݲ

6. 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 

 ݲ
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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. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

 ݲ

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City 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 in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

 ݲ

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

 ݲ

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

 ݲ

11. The Carmel stone façade 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.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

 ݲ

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

 ݲ

   13. The applicant agrees, at his or her 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 

 ݲ
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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. 

14. The driveway material shall extend beyond the property line into the public right 

of way as needed to connect to the paved street edge.  A minimal asphalt 

connection at the street edge may be required by the Superintendent of Streets 

or the Building Official, depending on site conditions, to accommodate the 

drainage flow line of the street. 

 ݲ

15. This project is subject to a volume study. ݲ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 

Monterey Bay Unified Air Pollution Control District prior to issuance of a 

demolition permit. 

 ݲ

18. The applicant shall include a storm water drainage plan with the working 

drawings that are submitted for building permit review.  The drainage plan shall 

include applicable Best Management Practices and retain all drainage on site 

through the use of semi-permeable paving materials, French drains, seepage 

pits, etc.  Excess drainage that cannot be maintained on site, may be directed 

into the City’s storm drain system after passing through a silt trap to reduce 

sediment from entering the storm drain.  Drainage shall not be directed to 

adjacent private property.  

 ݲ

19a. An archaeological reconnaissance report shall be prepared by a qualified 

archaeologist or other person(s) meeting the standards of the State Office of 

Historic Preservation prior to approval of a final building permit.  The applicant 

shall adhere to any recommendations set forth in the archaeological report.  All 

new construction involving excavation shall immediately cease if materials of 

archaeological significance are discovered on the site and shall not be permitted 

to recommence until a mitigation and monitoring plan is approved by the 

Planning Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural 

resources are discovered on the site, and the applicant shall notified the 

Community Planning and Building Department within 24 hours.  Work shall not 

be permitted to recommence until such resources are properly evaluated for 

 ݲ
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significance by a qualified archaeologist.  If the resources are determined to be 

significant, prior to resumption of work, a mitigation and monitoring plan shall 

be prepared by a qualified archaeologist and reviewed and approved by the 

Community Planning and Building Director.  In addition, if human remains are 

unearthed during excavation, no further disturbance shall occur until the County 

Coroner has made the necessary findings as to origin and distribution pursuant 

to California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City 

(Community Planning and Building Director in consultation with the Public 

Services and Public Safety Departments) review and approval, a truck-haul route 

and any necessary temporary traffic control measures for the grading activities. 

The applicant shall be responsible for ensuring adherence to the truck-haul 

route and implementation of any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-

size sheet and included with the construction plan set submitted to the Building 

Safety Division.     

 ݲ

 Special Conditions  

22. The applicant shall work with staff on reducing size and scale of the arbor prior 

to submitting for the building permit. 
 ݲ

 

 

*Acknowledgement and acceptance of conditions of approval. 

 

______________________________  ___________________________ __________ 

Property Owner Signature   Printed Name    Date 

 

 
 
 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

November 18, 2015 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Subject:  Consideration of advisory recommendations to the City Council on the 
Draft 2015-2023 Housing Element and associated Municipal Code 
Amendments 

 
 
Background and Purpose:  
 
State law requires each jurisdiction in Monterey County to prepare an updated Housing 
Element for the 2015-2023 planning period. A draft Housing Element was prepared and 
reviewed at public meetings held by the Planning Commission (August 19, 2015) and City 
Council (August 31, 2015). The draft Housing Element was revised to reflect comments from the 
Planning Commission and City Council and was submitted to the California Department of 
Housing and Community Development (“HCD”) for review. During HCD’s review, additional 
revisions were made to the draft element in response to questions and suggestions from HCD 
staff. On November 10, 2015 HCD issued a letter finding that the Draft Housing Element 
addresses the requirements of state law (Attachment A). Staff requests that the Planning 
Commission review the draft Housing Element as revised in response to HCD comments and 
adopt a Resolution (Attachment B) recommending its approval by the City Council. In addition, 
various revisions to the Zoning Code are required to ensure consistency between City 
regulations and state laws related to affordable housing. Staff requests that the Planning 
Commission review the proposed Zoning Code revisions and adopt a Resolution (Attachment C) 
recommending City Council approval of the proposed revisions. 
 
Analysis:  
 
Staff made several revisions to the Goals, Objectives, Policies and Programs section of the Draft 
Housing Element based on recommendations made by the Planning Commission and City 
Council at two separate public workshops.  The programs identified in the Housing Element are 
essentially a commitment by the City to study and potentially amend certain regulations in 
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order to achieve the program objectives.  The following is a list of the key revisions that were 
made following input from the Planning Commission and City Council: 
 

x Program 3-2.1.c (Incentives for Mixed Use Affordable Housing) was added to explore 
options for incentivizing upper-story housing opportunities, such as the potential of 
allowing a third story in the Commercial District when devoted to affordable housing 
subject to appropriate design standards, including the City’s 30-foot height limit.  

x Program 3-3.1.c (Development on Small Sites) was revised to call for review of the Lot 
Merger Program; including a requirement that mergers be approved by the Planning 
Commission rather than the Planning Director, considering incentives for commercial lot 
mergers, and eliminating any provisions of the merger program that have an unintended 
consequence of restricting housing opportunities. 

x Policy 3-5.3 was revised to express the City’s desire to expand opportunities for local 
employees such as teachers, police, fire fighters and other City personnel to live in the 
community where they work; and 

x Program 3-5.3.c was revised to call for review of subordinate unit regulations.  
Subordinate units provide an additional opportunity for affordable housing in the City.  
To further encourage the creation of subordinate units, the City will investigate 
potential amendments such as permitting subordinate units on smaller lots and the 
implementation of certain incentives such as reduced parking and setback 
requirements. 

On September 9, 2015 the Revised Draft Housing Element was transmitted to HCD for review. 
During HCD’s 60-day review period City staff had discussions with HCD staff regarding the draft 
element, and a number of revisions were made in response to HCD’s questions and 
suggestions. On November 10, 2015 HCD issued a letter finding that the Draft Housing Element 
as revised addresses the requirements of state law. HCD’s letter indicates that the Housing 
Element will comply with state law (i.e., “certified”) when adopted and submitted to HCD for 
final review. Housing Element certification is important to maximize the City’s eligibility for 
grant funds and preserve local land use control. 
 
Revisions made to the draft Housing Element in response to HCD comments are summarized as 
follows: 
 

Section 2: Resources 
x Minor clerical revisions 
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Section 3: Goals, Policies and Programs 
x Quantified objectives added for housing preservation (p. 3-15) 
x Cross-references and clarification added 

 
Appendix B: Constraints 

x Discussion of regulations for group homes added (p. B-11) 
x Table B-7 (Development Fees) updated (p. B-17) 
x Table B-8 (Development Review Procedures) updated (p. B-18) 
x Cross-references and clerical revisions added 

 
As discussed at the August 19th study session, revisions to the Municipal Code as described 
below are also required to ensure conformance with state housing law.  
 

x Density Bonus Regulations 

State law requires cities to grant a density bonus of up to 35 percent when a project 
provides affordable housing, senior housing, child care facilities, or dedicates land for 
affordable housing. The Municipal Code (CMC 17.64.190) currently allows a density 
increase up to 34-44 dwelling units per acre when a project provides 20 percent lower-
income units, 10 percent very-low-income units or 50 percent of units are provided for 
senior citizens, and up to 88 units per acre when all units are affordable to low- or very-
low-income households. Staff has revised this section of the Municipal Code to 
eliminate the current density bonus program and adopt by reference State Density 
Bonus Law (Government Code Sections 65915).  The proposed amendment to Municipal 
Code Sections 17.64.190 and 17.64.220 would ensure consistency with current state 
law.   
 
State Density Bonus Law establishes a sliding scale for density bonus ranging from 20 
percent to 35 percent above the maximum allowable density depending on the 
proportion of affordable units provided. In order to achieve the maximum 35 percent 
density bonus, provision of at least 20 percent low-income units, 11 percent very-low-
income units, or 40 percent moderate-income for-sale units is required.  These specific 
details of the density bonus program are not included in the Municipal Code because 
the City would be adopting state law by reference.  Adopting by reference ensures that 
the City does not have to amend its Municipal Code to be consistent with future 
changes in state law.   
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x Transitional and Supportive Housing 

The proposed amendment to Section 17.68.040 of the Municipal Code includes 

definitions of transitional and supportive housing to ensure consistency with state law. 

Under state law, transitional housing and supportive housing must be treated as 

residential uses and permitted subject only to the same standards and procedures as 

apply to other residential dwellings of the same type in the same zone.  For this reason, 

the Commercial District Use Table in Section 17.14.030 was amended to indicate that 

transitional and supportive housing is subject to the same regulations as other family 

residential dwellings.    

 

x Residential Care Facilities 

State-licensed residential care facilities for six or fewer persons must be permitted as 

residential uses subject only to the same standards and procedures as apply to other 

residential dwellings of the same type in the same zone. The proposed amendment to 
Section 17.14.030 was amended to indicate that residential care facilities are subject to 

the same regulations as other family residential dwelling.  

 

CEQA Compliance: 
 

An Initial Study/Negative Declaration (IS/ND) was adopted for the City’s 2010 Housing Element 

update. The IS/ND concluded that adoption of the Housing Element would not result in a 

significant impact on the environment. The Draft 2015-2023 Housing Element update and 

related Code amendments do not propose any additional changes to City policies or regulations 

that would result in new significant environmental impacts or a substantial increase in the 

severity of impacts previously analyzed in the 2010 IS/ND, therefore an Addendum to the 

previous IS/ND has been prepared pursuant to CEQA Guidelines Sections 15162 and 15164 

(Attachment D). 

 

Next Steps: 
 

The Planning Commission’s recommendations will be forwarded to the City Council for 

consideration at a public hearing, tentatively scheduled for December 1st. Upon adoption by 

the City Council, the Housing Element must be submitted to HCD for review and certification.  
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Attachments 
 

x Attachment A – HCD letter of November 10, 2015 
x Attachment B – Draft Resolution (2015-2023 Housing Element) 
x Attachment C – Draft Resolution (Zoning Code amendments) 
x Attachment D – Addendum to Previous Negative Declaration 
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1 INTRODUCTION 
 

 

The Housing Element documents the existing and projected future housing needs 
in the community, particularly the availability, affordability, and adequacy of 
housing.  Policies and programs in the Element serve as strategies to address 
housing needs across the full economic and social spectrum of the community. 

1.1 Purpose of the Housing Element 
The Housing Element is designed to achieve the following:  

� Identify adequate sites for a range of housing types; 

� Assist in the development of adequate and affordable housing;  

� Address constraints to meeting the City’s housing needs; 

� Conserve and improve the condition of existing housing; and 

� Promote fair housing opportunities for all persons. 

This Housing Element contains goals, policies, and programs that cover the 
planning period of December 31, 2015 through December 31, 2023 as established 
by the California Department of Housing and Community Development (HCD). 

1.2 State Law and Local Planning 
1.2.1 Consistency with State Law 

The Housing Element is one of the seven General Plan Elements mandated by the 
State of California, as articulated in Sections 65580 to 65589.8 of the California 
Government Code.  State Law requires that each jurisdiction’s Housing Element 
consist of “an identification and analysis of existing and projected housing needs 
and a statement of goals, policies, quantified objectives, and scheduled program 
actions for the preservation, improvement, and development of housing.” The 
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Housing Element plans for the provision of housing for all segments of the 
population. Section 65583 et seq. of the Government Code sets forth specific 
requirements regarding the scope and content of the Housing Element. Table 1-1: 
State Housing Element Requirements summarizes these requirements and 
identifies the applicable sections in the Housing Element where these 
requirements are addressed.  

Table 1-1:  State Housing Element Requirements 

Required Housing Element Component Reference 

A. Housing Needs Assessment 

1. Analysis of population trends in Carmel-by-the-Sea in relation to countywide trends Appendix A,  A.1.1 

2. Analysis of employment trends in Carmel-by-the-Sea in relation to regional trends Appendix A,  A.1.4 

3. Projections and quantification of Carmel-by-the-Sea’s existing and projected housing 
needs for all income groups Appendix A 

4. Analysis and documentation of Carmel-by-the-Sea’s housing characteristics, including: Appendix A,  A.2 

     a.  Overpayment Appendix A,  A.3.6 

     b.  Overcrowding Appendix A,  A.3.6 

     c.  Housing conditions Appendix A,  A.3.3 

5. Analysis of land suitable for residential development  Section 2,  2.1 

6. Analysis of governmental constraints upon housing  Appendix B,  B.1 

7. Analysis of nongovernmental constraints upon housing Appendix B,  B.8 

8. Analysis of special housing needs Appendix A,  A.4 

9. Analysis of emergency shelters Appendix B, B.2 

10. Analysis of opportunities for energy conservation  Section 2,  2.3 

11. Analysis of assisted housing developments that are eligible to change from low income 
housing during the next 10 years Appendix A,  A.5 

B. Goals and Policies 

12. Identification of Carmel-by-the-Sea’s goals, quantified objectives and policies relative to 
the maintenance, improvement and development of housing Section 3 

C. Implementation Program 

13. Identification of adequate sites which will be made available through appropriate action 
to accommodate a variety of housing types for all income levels Section 3 

14. Identification of programs to assist in the development of adequate housing to meet the 
needs of low and moderate-income households Section 3 

15. Identification of opportunities to remove governmental constraints to the maintenance, 
improvement, and development of housing Section 3 

16. Identification of opportunities to remove constraints and/or provide reasonable 
accommodations for housing for persons with disabilities Section 3 

17. Identification of opportunities to conserve and improve the condition of the existing 
affordable housing stock  Section 3 

18. Identification of programs to promote housing opportunities for all persons Section 3 

19. Identification of programs to address the potential conversion of assisted housing 
development to market-rate housing Section 3 

20. Identification of programs to identify zones where emergency shelters are permitted  Section 3 
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1.2.2 General Plan Consistency 
According to State planning law, the Housing Element must be consistent with 
other General Plan Elements.  While each of the Elements is independent, they 
are also interrelated.  Certain goals and policies of each Element may also 
address issues that are primary subjects of other Elements.  This integration of 
issues throughout the General Plan creates a strong basis for the implementation 
of plans and programs and achievement of community goals.  The Housing 
Element is most closely tied to the Land Use and Community Character Element.  
Residential locations and densities established in that Element are consistent with 
the policies and programs incorporated into this Housing Element.   

This Housing Element builds upon other General Plan Elements and is consistent 
with the policies and programs set forth by the General Plan.  Whenever any 
Element in the General Plan is amended, the Housing Element will be reviewed 
and modified, if necessary, to ensure continued consistency between Elements.   

1.2.3 Relationship to Other Plans and Programs 
The Housing Element identifies goals, policies, action programs and objectives 
that directly address the housing needs of Carmel-by-the-Sea. There are a number 
of City plans and programs that work to implement the goals, policies, action 
programs and objectives of the Housing Element.   

1.2.4 Organization of the Housing Element  
The Housing Element is organized into the following sections: 

� Introduction (Section 1) – describes the purpose of the Housing 
Element, community context, and public participation process; 

� Housing Resources (Section 2) - evaluates land, financial, and 
administrative resources to address housing needs in the community; 

� Goals, Policies and Programs (Section 3) - identifies the City’s housing 
goals, policies, programs and objectives to achieve those goals. 

� Housing Needs Assessment (Appendix A) - describes the City’s 
population characteristics, housing characteristics, and existing and 
projected housing needs; 

� Housing Constraints (Appendix B) - assesses potential market, 
governmental, and environmental constraints to the development, 
maintenance, and improvement of housing; 

� Housing Accomplishments  (Appendix C) - reviews and analyzes 
progress made in achieving housing goals in the 2007-2014 Housing 
Element; and 

� Workshop Summary and Comments (Appendix D) – contains comments 
received during the public outreach process. 
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1.3 Community Context  
Carmel-by-the-Sea is a small coastal community located on the Monterey 
Peninsula near the cities of Monterey, Pacific Grove, and the unincorporated 
communities of Pebble Beach and Carmel Valley.  Compared to surrounding 
cities, Carmel is relatively young, incorporated in 1916.  A strong residential 
character and centralized business district took hold during a period of rapid 
growth during the 1920s and 1930s.  In addition to Carmel’s abundant natural 
resources and amenities, this developmental period was critical in establishing the 
unique character of the community that attracts residents, visitors, and businesses 
to Carmel today.   

By 1940, the City had a population of about 2,800 persons in 1,575 housing units.  
Housing and population growth slowed after the 1940s, increasing in population by 
only 1,400 in 50 years, to a height of 4,239 persons in 1990.  The City, with an 
estimated population of 3,747 in 2015, is one of the least populated of the 
Peninsula cities.  

Carmel-by-the-Sea supports a wide variety of housing types and sizes in its 
residential and commercial districts.  Most of the housing stock is comprised of 
single-family detached homes located in the R-1 zoning district.  Multi-family 
developments are scattered throughout the R-4 and Commercial zoning districts 
and represent the second largest segment of the housing stock.   

Due to existing land use patterns, high housing demand and costs, limited vacant 
land, and environmental constraints, the City of Carmel-by-the-Sea is faced with 
several obstacles to providing a variety of housing types, including affordable 
housing.  Opportunities for development of housing, including infill development, 
conversion of commercial uses to residential, and addition of new residential uses 
above existing commercial space, will be actively identified and pursued.   

1.4 Public Participation  
Public participation played an important role in the formulation of this Housing 
Element.  Community outreach and activities are described in more detail in 
Appendix D. 

A Planning Commission Meeting was held on August 19, 2015 at the City Hall City 
Council Room.  The purpose of the meeting was to receive comments from the 
Planning Commission as well as the public on the Draft Housing Element, prior to 
submittal to the HCD.   

During the meeting, the Planning Commission and the public were provided with 
an overview of the Housing Element Update process and content.  The focus of 
the meeting was on the Goals, Policies, and Programs proposed in the Draft 
Housing Element.  

During the 60-day review by the California State Department of Housing and 
Community Development (HCD), the Draft Housing Element was available for 
review at the library and on the City’s website. Notifications were mailed out to 
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those individuals and organizations that expressed interest in the Housing 
Element.  

In addition, public hearings were held before both the Planning Commission and 
City Council prior to the adoption of this Housing Element.  Notifications were 
published in the local newspaper in advance of each hearing.  

The following agencies and interested parties were individually invited to 
participate during the Housing Element update:  

� Alliance on Aging – senior services and housing programs 

� American Red Cross (Carmel Chapter) – emergency shelter services 

� Apartment Association of Monterey County 

� Association of Monterey Bay Area Governments (AMBAG) 

� Carmel Chamber of Commerce 

� Carmel Foundation – senior housing, activities, education 

� Carmel Residents Association – local citizens organization 

� Coalition of Homeless Services Providers 

� Community Human Services 

� Habitat for Humanity 

� Housing Authority of Monterey County (HAMC) – regional housing 
services and programs 

� LandWatch Monterey County – environmental advocacy organization 

� Monterey County Association of Realtors 

� Monterey County Housing & Redevelopment 

� Shelter Outreach Plus - homeless services  
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2 HOUSING DEVELOPMENT RESOURCES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

This section of the Housing Element describes and analyzes the resources 
available to the City of Carmel-by-the-Sea for the development, rehabilitation, and 
preservation of housing.   

2.1 Adequate Sites Analysis  
State Housing Element Law requires that cities demonstrate they have adequate 
sites to meet their housing obligations.  An analysis of land resources must be 
completed and take into consideration zoning, development standards, and the 
availability of public services and facilities to accommodate a variety of housing 
types.  The City must demonstrate that it has capacity or adequate sites to 
accommodate the projected need for housing.  

The State Department of Finance (DOF) is responsible for projecting the total 
statewide housing demand, with the State Department of Housing and Community 
Development (HCD) apportioning this demand to each of the state’s regions.  This 
demand represents the number of additional units needed to accommodate the 
anticipated growth in the number of households, to replace expected demolitions 
and conversions of housing units to non-housing uses, and to achieve a future 
vacancy rate that allows for healthy functioning of the housing market.   

254



City of Carmel-by-the-Sea 2015-2023 Housing Element  
Section 2:  Housing Development Resources 

 

 
Page 2-2 Draft | November 2015 

The Association of Monterey Bay Area Governments (AMBAG) in cooperation with 
the local jurisdictions is tasked with the responsibility of allocating the region’s 
projected new housing demand to each jurisdiction.  The allocation is further 
divided into four income categories: 

� Very-Low Income – 0% to 50% of the median income; 

� Low Income – 51% to 80% of the median income; 

� Moderate Income – 81% to 120% of the median income; and, 

� Above-Moderate Income – more than 120% of the median income. 

 
This process is known as the Regional Housing Needs Allocation (RHNA), and the 
goals are referred to as either the RHNA goals or the “regional share” goals for 
new housing construction.  The allocation takes into account factors such as 
market demand for housing, employment opportunities, the availability of suitable 
sites and public facilities, commuting patterns, type and tenure of housing need, 
and others. In determining a jurisdiction’s share of new housing needs by income 
category, the allocation is adjusted to avoid an over-concentration of lower-income 
households in any one jurisdiction. 

The AMBAG has adopted a Regional Housing Needs Allocation Plan for its 
member jurisdictions.  For Carmel-by-the-Sea, the plan establishes the City’s 
share of regional housing growth needs as 31 additional units for the period of 
2014 to 2023.  Table 2-1: Regional Housing Needs Allocation displays the 
breakdown of this housing need by income group based on the median family 
income (MFI).   

Cities must also analyze and plan for the growth needs of the extremely-low-
income category (30 percent or less of the median income). The extremely-low-
income growth need is assumed to be 50 percent of the very-low-income 
allocation.  
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Table 2-1:  Regional Housing Needs Allocation 2014-2023 

Income Category Number of Units 

Extremely Low Income (30 or less of the MFI) 1 4 

Very Low Income (0-50 percent MFI) 7 

Low Income (51 to 80 percent AMI) 5 

Moderate Income (81 to 120 percent AMI) 6 

Above Moderate Income (Less than 120 percent AMI) 13 

Total 31 

Notes: 
1 Regional share of extremely-low income units is assumed to be 50 percent of the very-low income 
units. The extremely-low income allocation is a subset of the very-low allocation and is not added to 
the total construction need. 
Source:  AMBAG, Regional Housing Needs Allocation Plan 2014-2023. 
Note: the RHNA projection period is January 1, 2014 to December 31, 2023 

 

2.1.1 Capacity to Meet Regional Housing Goals 
Vacant Land 

There is limited vacant land in Carmel available for residential development. While 
the City is primarily built out, scattered vacant sites can be found throughout the 
City.  These sites are primarily zoned for single-family residential development. 

The vacant residential land in Carmel has the realistic capacity to accommodate 
74 dwelling units. Seventy units could be accommodated on parcels zoned for 
single-family residential use. Based on the densities permitted in these areas, the 
units would be affordable to above-moderate income households. Four units could 
be accommodated on vacant parcels zoned SC or RC. However, these parcels are 
relatively small and multifamily development is unlikely. Therefore, these units 
would likely be affordable to above-moderate income households. Estimated 
capacity of vacant sites is based on the maximum allowable units on each parcel, 
which is consistent with development patterns and the very high land cost in the 
City. 

Table 2-2: Vacant Land Permitting Residential Development summarizes the 
vacant parcels permitting residential development while Exhibit 2-1: Vacant 
Residential Parcels shows the locations of these properties. 
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Table 2-2:  Vacant Land Permitting Residential Development 

APN Zoning General 
Plan Acreage Permitted 

Density 
Estimated 

Units Notes 

010115016000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010114002000 R-1 SFR 0.15 1 du/4,000 sq. ft. 1   
010121021000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010121017000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010122020000 R-1 SFR 0.03 1 du/4,000 sq. ft. 1   
010122003000 R-1 SFR 0.18 1 du/4,000 sq. ft. 1   
010128013000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010221008000 R-1 SFR 0.05 1 du/4,000 sq. ft. 1   
010221015000 R-1 SFR 0.14 1 du/4,000 sq. ft. 1   
010222007000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010232046000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010241027000 R-1 SFR 0.12 1 du/4,000 sq. ft. 1   
010241008000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010137020000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010108020000 R-1 SFR 0.12 1 du/4,000 sq. ft. 1   
010101012000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010027004000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010026001000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010021022000 R-1 SFR 0.10 1 du/4,000 sq. ft. 1   
010021013000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010038006000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010038002000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010033005000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010037010000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010037011000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010037012000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010092017000 R-1 SFR 0.11 1 du/4,000 sq. ft. 1   
010103012000 R-1 SFR 0.10 1 du/4,000 sq. ft. 1   
010045009000 R-1 SFR 0.10 1 du/4,000 sq. ft. 1   
010042027000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010042025000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010055004000 R-1 SFR 0.06 1 du/4,000 sq. ft. 1   
010076014000 R-1 SFR 0.11 1 du/4,000 sq. ft. 1   
010076015000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010052021000 R-1 SFR 0.13 1 du/4,000 sq. ft. 1   
010331032000 R-1 SFR 0.10 1 du/4,000 sq. ft. 1   
010331005000 R-1 SFR 0.39 1 du/4,000 sq. ft. 4 Subdivision required. 
010331003000 R-1 SFR 0.19 1 du/4,000 sq. ft. 2 Subdivision required. 
010331002000 R-1 SFR 0.17 1 du/4,000 sq. ft. 1   
010331010000 R-1 SFR 0.49 1 du/4,000 sq. ft. 5 Subdivision required. 
010156020000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010073011000 R-1 SFR 0.26 1 du/4,000 sq. ft. 2 Subdivision required. 
010073010000 R-1 SFR 0.29 1 du/4,000 sq. ft. 3 Subdivision required. 
010073008000 R-1 SFR 0.16 1 du/4,000 sq. ft. 1   
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APN Zoning General 
Plan Acreage Permitted 

Density 
Estimated 

Units Notes 

010162004000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010272017000 R-1 SFR 0.08 1 du/4,000 sq. ft. 1   
010274002000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010279012000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010277017000 R-1 SFR 0.08 1 du/4,000 sq. ft. 1   
010311017000 R-1 SFR 0.09 1 du/4,000 sq. ft. 1   
010321042000 R-1 OS/R 0.17 1 du/4,000 sq. ft. 1   
010233003000 R-1 SFR 0.20 1 du/4,000 sq. ft. 2 Subdivision required. 
010123015000 R-1 SFR 0.10 1 du/4,000 sq. ft. 1   
010031021000 R-1   0.09 1 du/4,000 sq. ft. 1   
010084034000 R-1   0.09 1 du/4,000 sq. ft. 1   
009361001000 R-1-C-20 SFR 1.47 1 du/ 20,000 sq. ft. 3 Subdivision required. 
010136019000 SC C 0.10 22 du/ac 2   
010136020000 SC C 0.09 22 du/ac 1   
010087020000 RC   0.05 22 du/ac 1   

 Total 74 dwelling units  
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Exhibit 2-1: Vacant Residential Parcels 
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Underutilized Mixed Use Sites 

The City permits by-right multifamily development with densities up to 22 du/ac in 
the commercial (CC, SC and RC) zoning districts. The units may be in stand-alone 
multifamily projects or within mixed use developments. The City’s zoning code 
does not establish a minimum density requirement for these zones. Densities up to 
44 du/ac are permitted, subject to a conditional use permit, when the development 
includes affordable housing. The development standards in the CC, SC and RC 
zoning districts are designed to provide maximum flexibility for development to 
achieve the maximum density standards. There are setback requirements only 
when the property faces the RC or a residential zone. The maximum lot coverage 
is designed to allow projects to achieve and exceed densities of 22 du/ac. Only 
one parking space per unit is required in the SC and CC zones and 1.5 spaces per 
unit in the RC zone regardless of the unit size.  

To prevent the loss of existing residential units within the commercial zoning 
districts and to encourage the construction of new residential units, the City 
prohibits the conversion of existing second-floor residential floor space to 
commercial use and requires newly constructed floor space on the second floor to 
be used as residential units. 

There a number of opportunities for redevelopment of existing commercial uses to 
mixed use projects in the CC, SC and RC zoning districts. Redevelopment may 
occur through demolition and construction of new buildings or through conversion 
of upper floor commercial uses to residential uses.  

Table 2-3: Underutilized Mixed-Use Parcels provides a comprehensive list of the 
parcels in the commercial districts that have capacity for residential development 
either through construction of additional building space for residential use or 
conversion of upper floor commercial uses to residential. The locations of these 
parcels are shown in Exhibit 2-2: Underutilized Parcels. Parcels unlikely to 
redevelop due to existing hotel/motel uses (which are protected under the City’s 
Local Coastal Program) or that are too small to accommodate additional 
residential units were excluded from the list. Parcels with existing historic 
resources or in areas where an increase in floor area or height would be 
incompatible with surrounding buildings were also excluded. For these reasons, 
the City has identified the parcels on this list as having the greatest potential to 
redevelop during the planning period. The parcels within the SC, CC and RC 
zoning districts have a redevelopment capacity for approximately 78 additional 
dwelling units. Based on the density permitted by-right in these districts, these 
opportunities would provide for housing for lower- and moderate-income 
households.  
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Table 2-3:  Underutilized Mixed-Use Parcels 

APN General Plan/ 
Zoning* Acreage Permitted 

Density 
Estimated 

Units Existing Use 

010142006000 RC/RC 0.19 22 du/ac 4 Commercial-Shell 
010191004000 RC/RC 0.07 22 du/ac 1  Commercial-Shell 
010146004000 CC/CC 0.09 22 du/ac 1  Commercial-Shell 
010141003000 CC/CC 0.37 22 du/ac 8  Commercial-Restaurant 
010146003000 CC/CC 0.18 22 du/ac 3  Commercial-Shell 
010147003000 CC/CC 0.09 22 du/ac 1  Commercial-Shell 

010141006000 CC/CC 0.27 22 du/ac 5 
 Commercial-

Bank/Financial 
010146002000 CC/CC 0.18 22 du/ac 3  Commercial-Shell 
010141009000 CC/CC 0.07 22 du/ac 1  Commercial-Shell 
010141007000 CC/CC 0.28 22 du/ac 6  Commercial-Shell 
010146001000 CC/CC 0.15 22 du/ac 3  Commercial-Shell 
010147018000 CC/CC 0.31 22 du/ac 6  Commercial-Shell 
010134005000 CC/CC 0.08 22 du/ac 1  Commercial-Shell 
010138019000 CC/SC 0.19 22 du/ac 4  Commercial-Shell 
010145008000 RC/RC 0.19 22 du/ac 4 1-Story Office Buildings 
010142004000 RC/RC 0.09 22 du/ac 1 Mixed-Use Building 
010142003000 RC/RC 0.09 22 du/ac 1 Vacant 
010142012000 CC/SC 0.12 22 du/ac 2 Suburban Stores 
010141011000 CC/CC 0.09 22 du/ac 1 Parking Lot 
010147010000 CC/CC 0.09 22 du/ac 1 Commercial-Shell 
010147015000 CC/CC 0.06 22 du/ac 1 Commercial-Shell 
010147013000 CC/CC 0.08 22 du/ac 1 Commercial-Shell 
010133004000 CC/CC 0.15 22 du/ac 3 Commercial-Shell 

010213002000 CC/CC 0.06 22 du/ac 1 
Commercial-

Bank/Financial 
010139001000 CC/CC 0.09 22 du/ac 1 Commercial-Shell 
010138006000 CC/CC 0.13 22 du/ac 2 Mixed-Use Building 
010132009000 CC/CC 0.09 22 du/ac 1 Parking Lot 
010098004000 CC/SC 0.11 22 du/ac 2 Parking Lot 
010097007000 CC/SC 0.18 22 du/ac 3 Stores and Apartments 
010142013000 CC/SC 0.07 22 du/ac 2 Commercial 
010148011000 RC/RC 0.11 22 du/ac 2 Single-family Residential 
010142010000 RC/RC 0.08 22 du/ac 2 Commercial- Offices 

 Total 78  
* Please refer to Section B.1 for a description of General Plan and zoning designations. 

Staff analysis of the sites with capacity for residential units in the CC, SC and RC 
zones identified the following sites that have the greatest potential to redevelop 
with residential uses within the planning period. While the estimated units shown in 
Table 2-3 are based on the by-right permitted density of 22 du/ac, all of the sites 
have the potential to be developed up to a density of 44 du/ac if affordable housing 
is provided. 

x APN 010-191-004. The property is currently significantly underdeveloped. The 
building was originally constructed in 1950 (approximately 60 years old) and 
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has a floor area ratio of approximately 47 percent, compared to the maximum 
allowed of 80 percent. Much of the site is developed with a surface parking lot. 
The building is currently used as an office space, but as there is little demand 
for commercial space in Carmel, it is likely that the site will be redeveloped with 
stand-alone housing as opposed to mixed-use.  

x APN 010-145-008. The property is currently significantly underdeveloped. The 
building was constructed in 1938 as a drive-in market. The use was 
discontinued and currently operates as office space. The existing floor area 
ratio is approximately 44 percent, compared to the maximum allowed of 80 
percent. Much of the site is developed with a surface parking lot.  

x APN 010-142-003. The property is currently vacant and has water credits, 
making it highly likely that the property will be purchased and developed within 
the near future. 

x APN 010-141-003. The property is a 16,000-square-foot site developed with 
one-story retail spaces.  The property owner has expressed interest to add 
second-story residential uses to the site.  At 22 units per acres, 8 units could 
be constructed.  At 44 units per acre, 16 units could be constructed.  

x APN 010-142-013. Property is currently underdeveloped and contains a 
building originally constructed in 1937.  The property owner has had 
discussions with the City about adding at least two apartments on the second-
story. 

x APN 010-148-011. The site is currently developed with a small one-story 
single-family residence.  The property is surrounded by multi-family units and 
commercial space.  The highest and best use would be multi-family residential 
on the site.  

x APN 010-142-010. The site is currently contains a small office building and is 
underdeveloped.  The building has a floor area ratio of approximately 40 
percent compared to the maximum allowed of 80 percent.  The building was 
constructed in 1927 and is need of rehabilitation.  Residential would be the 
highest and best use at this location.   
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Exhibit 2-2: Underutilized Mixed-Use Parcels 
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Underutilized R-4 Sites 
The R-4 zone permits multi-family development by-right up to 33 du/ac.  Projects 
providing affordable housing may be allowed to develop up to 44 du/ac through the 
City’s Density Bonus Ordinance.  The R-4 zone encompasses 5.81 acres.  The 
City has identified three opportunity sites for residential development within the R-
4 zone.  City staff has identified these sites as having the greatest potential to 
redevelop with housing units during the planning period.  The location of these 
sites is shown in Exhibit 2-3: R-4 Opportunity Sites.  These sites total 
approximately 0.44 acres.  Detailed information on these sites is provided in Table 
2-4: R-4 Opportunity Sites.  

Table 2-4:  R-4 Opportunity Sites 

APN Block Lot(s) Acreage Existing Use Capacity1 

010097003000 49 9 and 11 0.12 Office 3 

010104003000 37 21, 22, 24, 26 0.23 Gas Station/Auto Repair 7 

010109007000 36 14 0.09 Commercial/Residential 2 

Notes: 
1. Capacity is calculated based on the permitted density of 33 du/ac.  
2. The General Plan Land Use designation for these sites is Multi-Family Residential 
Source: City of Carmel-by-the-Sea Planning Department 
 

All three sites are developed with non-conforming commercial uses with potential 
to be redeveloped with housing units.  The sites are within a residential 
neighborhood and do not have any known environmental constraints that would 
render residential development unfeasible.   

The City is nearly built-out and there is a limited opportunities to provide for new 
residential construction.  As demand for housing in the City will continue, sites in 
residential neighborhoods with commercial uses such as those listed in Table 2-4 
have been determined to have the greatest potential of being redeveloped with 
housing. The limited availability of vacant land, current market conditions for 
residential and commercial development and current development trends provide 
conditions that favor redevelopment of commercial uses with residential units in 
Carmel. The limited availability of raw land for residential development has 
increased the demand and feasibility of infill development. These conditions are 
attractive to investors interested in redeveloping existing properties with for-sale or 
rental multifamily buildings. Long-time property owners are provided additional 
opportunities to increase the value of their property through developing new or 
additional residential units. 

The first site in Table 2-4 (Block 49, Lots 9 and 11) contains one building 
constructed in 1948.  The building in good condition, but is exclusively used as 
office space (a non-conforming use) in a multi-family residential district.  The 
development trend has been to increase residential uses instead of commercial 
uses in Carmel. No new office buildings have been proposed in within the area in 
approximately 10 years, while numerous housing developments have been 
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proposed. Non-conforming uses within residential neighborhoods such as this 
provide opportunities for redevelopment by property owners to maximize their 
improvement value.  

The second site (Block 37, Lots 21, 22, 24 and 26) contains one building 
constructed in 1961.  The building is in good condition, but is significantly smaller 
than what is presently allowed in the R-4 District.  Redevelopment with residential 
units would maximize the use of the property. The property owner has informally 
approached the City with interest in redeveloping the property with residential 
uses.  

The third site in Table 2-4 (Block 36, Lot 14) contains structures built in the 1920s 
that have exceeded the useful lifespan of the building materials and are prime 
candidates for replacement. The City has demonstrated a successful track record 
of working with housing providers such as those listed in Section 2.2: Financial 
and Administrative Resources to provide affordable housing on sites of similar size 
and with similar characteristics.  These projects include the recently completed 
Trevett Court which provides 14 affordable units on 0.18 acres and the Oliver 
White building which includes a moderate income unit on a small site (4,000 
square feet). Carmel is a built-out city and all of the residential lots in the city are 
small in size. The City utilizes partnerships with housing providers to develop 
affordable housing on these small sites. The City has not found small lot size to 
constrain the ability to provide for affordable housing as all of the affordable 
housing projects listed in Table A-22 are projects with less than 25 units. 

The City recognizes the physical limitations of small sites in providing for 
affordable housing. The City’s current development standards are consistent with 
small lot development standards and address this potential constraint by allowing 
the parcels to be developed to maximize the number of units on the site. For 
example, affordable housing projects are required to have only 0.5 parking spaces 
per unit, allowing for less space to be dedicated to parking and more space to be 
dedicated to the living spaces. The maximum base density within the R-4 zone is 
33 du/ac and the City’s Density Bonus allows for development up to 88 du/ac. The 
required setbacks are flexible and in some cases there are no required setbacks. 
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Exhibit 2-3: R-4 Opportunity Sites 
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Sites Summary 

Table 2-5: Development Capacity vs. RHNA shows that the development capacity 
of vacant sites and underutilized sites can accommodate the City’s RHNA 
allocation in all income categories.  

Table 2-5:  Development Capacity vs. RHNA 

 Extremely-Low 
Income1 

Very-Low 
Income Low Income Moderate 

Income2 
Above-Moderate 

Income 
Total Units 

2014-2023 RHNA Need 4 7 5 6 13 31 

Vacant Sites   74 74 

Underutilized Mixed Use Sites 78   78 

R-4 Opportunity Sites 12   12 

Total Capacity 90  74 164 

Notes: 
1. The extremely-low-income need is a subset of the very-low-income allocation. 
2. The moderate-income need is accommodated through excess lower-income sites. 
Source: City of Carmel-by-the-Sea Planning Department, 2015 
 

2.2 Financial and Administrative Resources 
Due to the City’s relatively high per capita income and lack of blighted conditions, 
the City is not generally competitive in applying and receiving state and federal 
housing funds.  Instead, the City uses other methods of financing to provide 
housing programs and services in the community.   

The City cooperates with non-profit organizations to encourage and facilitate 
assisted housing and housing services to the community.  Public and non-profit 
agencies that serve as resources in the implementation of housing activities in 
Carmel are described below.  These agencies play an important role in meeting 
the housing needs of the City.  In particular, they are critical in the provision of 
affordable housing and the preservation of at-risk housing units in Carmel.   

� Carmel Foundation – The Carmel Foundation is a non-profit 
organization for seniors located in Carmel-by-the-Sea.  Through a 
long-term (30-year) lease of City-owned land at $1 per year and 
private donations, the Carmel Foundation constructed and operates 
the 24-unit Norton Court Apartments, which provide affordable 
housing for seniors.  The City has waived all application fees for the 
Carmel Foundation’s recently-completed Trevett Court Project, which 
expanded an existing affordable senior housing development from 9 
units to 14 units. 

� Alliance on Aging - The Alliance on Aging is a multi-service, 
nonprofit, community-based organization that has been serving the 
needs of seniors and their families since 1970.  The following describe 
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some of the services the Alliance provides to Carmel-by-the-Sea 
residents: 

� Information and Referral – provides a “one-stop shopping” experience 
for senior services, matching seniors and caregivers to appropriate 
services and public benefit programs and providing assistance with 
form/application completion. 

� Senior Homesharing - Brings unrelated adults together in shared 
living arrangements to solve a variety of housing-related problems 
faced by seniors in Monterey County. The program serves as a 
registry for both "home seekers" and "home providers." Staff provides 
guidance and assistance to potential housemates as they go through 
the process of identifying, screening and negotiating the terms of 
shared living arrangements with potential "housemates."  Seniors who 
need affordable housing and seniors who want to provide free or 
reduced-cost housing in exchange for various kinds of assistance are 
the program's target clientele, but single parents, students, disabled 
adults and others in need of affordable housing or in-home services 
are also eligible. 

� Friendly Visitor Program – links volunteers with seniors, providing 
telephone reassurance, respite for caregivers, grocery shopping, and 
limited escort services to medical appointments. 

� Habitat for Humanity - Habitat for Humanity is a community service 
organization that renovates and builds homes with the goal of 
eliminating poverty and providing decent shelter for all.  Through 
volunteer labor and tax-deductible donations of money and materials, 
Habitat for Humanity constructs or rehabilitates homes in partnership 
with the families that will become the owners of the properties.  
Rehabilitated or newly constructed homes are sold to the families for 
the cost of materials through a mortgage that does not include interest 
or profit.  Since 1976, Habitat for Humanity has built, rehabilitated or 
conserved more than 800,000 houses around the world.  Habitat for 
Humanity, Monterey County is located in Seaside and actively 
continues to work with jurisdictions to find and acquire appropriate 
properties for residential development and redevelopment. 

� Seniors Helping Seniors - This volunteer program establishes daily 
contact with seniors living alone.  Seniors volunteer to phone other 
seniors on a daily basis to check in on how they are doing and identify 
any concerns. 

Due to developers’ ability to earn a high profit margin on projects built in Carmel-
by-the-Sea, City staff is also able to negotiate with for-profit developers to provide 
affordable units as a component of and/or in addition to the primary project the 
developer is proposing.  The City may offer incentives, such as reduced fees or 
parking standards, and/or a density bonus in order to facilitate development of 
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affordable units.  Table A-22: Inventory of Assisted Rental Housing, in Appendix A 
of this Housing Element identifies affordable projects built by both for-profit and 
non-profit developers with the assistance of the City.  

2.3 Opportunities for Energy Conservation 
In recent years, California has experienced significant price escalation for energy 
use.  In recognition, Title 24 of the California Administrative Code sets forth 
mandatory energy standards and an “energy budget” that developers must 
prepare for new residential developments.  The City continues to require and 
enforce compliance with Title 24 in construction activities requiring a building 
permit. The City has adopted energy conservation standards in new 
developments, and local utilities also offer energy conservation programs for 
Carmel-by-the-Sea residents.   

Carmel-by-the-Sea residents receive electric and gas service through the Pacific 
Gas and Electric Company (PG&E).  PG&E offers a number of programs to 
financially assist lower-income and special needs customers.  These programs are 
outlined below. 

� CARE (California Alternate Rates for Energy) provides discounted 
rates for low-income households and housing facilities by providing an 
ongoing 20 percent discount on monthly energy bills.  The CARE 
program is available for single-family households, multi-family and 
mobile home park residents, group quarter facilities, and employee 
and farm worker housing. 

� REACH (Relief for Energy Assistance through Community Help) is a 
one-time energy assistance program sponsored by PG&E and 
administered through the Salvation Army.  REACH helps low-income 
customers, who have experienced severe, uncontrollable, or 
unplanned hardship and need assistance with their energy bills.  In 
general, recipients receive REACH assistance only once per year, but 
exceptions are made for seniors, persons with disabilities and the 
terminally ill. 

� Energy Partners Program provides free assistance for home 
insulation and energy efficiency improvements for low-income 
individuals.  Assistance includes window weather stripping, insulation, 
and furnace improvements. 

� LIHEAP – Low Income Home Energy Assistance Program provides 
financial assistance for low-income individuals to offset the costs of 
heating and/or cooling residences and to have dwellings weatherized 
to make them more energy efficient.  The LIHEAP Block Grant fund is 
provided by the State Department of Health and Human Services.  
Assistance is provided through the following three programs: 1) free 
weatherization service assistance; 2) financial assistance for energy 
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bills; and 3) payments for weather-related or energy-related 
emergencies. 

PG&E also offers additional quantities of electricity at the lowest price to residential 
customers with certain severe medical conditions such as those requiring life 
support equipment, person with special heating needs, and those with life-
threatening diseases.   
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3 GOALS, POLICIES AND PROGRAMS 
 

 

 

 

 

 

 

 

The City of Carmel-by-the-Sea has always been proud of its residential character 
and heritage.  All of the General Plan Elements and the Housing Element in 
particular, strive to preserve, promote, and strengthen this unique residential 
character.  This section of the Housing Element contains goals, objectives, 
polices and programs intended to meet the following objectives: 1) Conserve and 
improve existing housing and maintain the character and stability of Carmel’s 
residential neighborhoods; 2) Identify adequate sites for a range of housing 
opportunities; 3) Assist in the development of affordable housing; 4) Promote 
housing opportunities for all persons and provide housing and services for 
special needs groups; and 5) Address constraints to meeting the City’s housing 
needs. 

3.1 Goals, Policies and Programs 
Goal G3-1: Preserve the existing housing stock.  

Policy P3-1.1: Continue and expand programs to assist homeowners in 
maintaining and improving existing housing units.  

Program 3-1.1.a: Housing Rehabilitation Information.  To increase 
awareness and use of housing rehabilitation programs and funds and 
City Residential Inspection Services, the City will continue to distribute 
information on the Inspection Services and Housing Rehabilitation 
programs available through Monterey County, and alternative ways of 
financing home repairs. Information will be provided to housing 
providers, community groups, homeowners and the building trades. 
The City will continue to disseminate housing assistance informational 
materials in public buildings (City Hall, Libraries, Post Office) and on 
the City’s website. Information may also be disseminated through 
workshops and public service announcements. 

Objective: Provide information on rehabilitation programs, 
inspection services and home repair financing on a 
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continuous basis in City Hall and other public offices 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: Throughout the planning period. 

 

Program 3-1.1.b: Residential Inspection Services. The City's Building Official 
will continue to inspect residences in the community for structural 
deficiencies and repair needs at the request of the property owner.  
This program assists the property owner in deciding if structural 
repairs are needed and what repairs should be prioritized.   

In conjunction with this program, the City will provide information on 
housing rehabilitation as described in Program 3-1.1.a.  

Objective: Provide residential inspection services to residents to 
facilitate preservation of 5 units. 

Responsible Party: Department of Community Planning and Building 
(Building Official) 

Implementation 
Timeline: 

Throughout the planning period. 

 

Program 3-1.1.c: Housing Maintenance Information. The high quality of 
life in Carmel-by-the-Sea and the elevated standards for housing 
design have resulted in few violations that threaten the health and 
safety in the community.  Since the City's housing stock is aging, 
however, code violations will likely increase without an active program 
informing the community of property maintenance techniques and 
rehabilitation assistance for homeowners who do not have the means 
to update their residences.  
 
To encourage maintenance of the housing stock and reduce the 
likelihood of code violations and substandard units, the City will 
disseminate informational materials identifying techniques used to 
upgrade property consistent with health and safety standards. The 
informational materials will continue to be disseminated at public 
buildings, through the City’s website, and in conjunction with Program 
3-1.1.a. 
 
Objective: Provide housing maintenance information to facilitate 

preservation of 5 units. 
Responsible Party: Department of Community Planning and Building  
Implementation 
Timeline: 

Throughout the planning period. 
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Goal G3-2: Preserve existing residential units and encourage the development of new multi-
family housing in the Commercial and R-4 Districts.  

Policy P3-2.1: Continue to encourage mixed-use developments (second-floor 
housing over first-floor commercial uses) as a preferred development form 
contributing to the village character in all Commercial Districts.  

Program 3-2.1.a: Incentives for Mixed-Use Development. The City's Zoning 
Code allows for the development of new residential units on the 
second floor of all development in the commercial district.  As an 
incentive, the Code will continue to provide floor area bonuses of up 
to 15 percent for projects that include housing for moderate-, low- and 
very-low-income households (see Table B-5).  

To promote awareness of the incentives and further encourage 
affordable housing in mixed-use development, the City will distribute 
informational materials outlining the floor area and other applicable 
incentives. The information will be provided to developers and 
property owners in the commercial district on a continuous basis at 
City Hall.  

Objective: Encourage affordable housing in mixed-use 
development.  

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: Throughout the planning period. 

 
Program 3-2.1.b: Preserve and Increase Second Floor Residential Uses. To 
prevent the loss of existing residential units in mixed-use buildings, 
the City will continue to prohibit the conversion of existing second-
floor residential floor space to commercial use. The City will also 
continue to require newly constructed floor space at the second floor 
to be used as residential units. 

Objective: Preserve and increase second floor residential uses (5 
units) 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: Ongoing, project based 

 

Program 3-2.1.c: Incentives for Mixed Use Affordable Housing. Explore 
options to further incentivize upper-story housing opportunities, such 
as the potential of allowing a third story when devoted to affordable 
housing subject to appropriate design standards, including the City’s 
30-foot height limit.  

Objective: Increase affordable housing opportunities 
Responsible Party: Department of Community Planning and Building 
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Implementation 
Timeline: 

Review options and if additional incentives are 
necessary, initiate a Zoning Code amendment in 2016-17 

 
Program 3-2.1.d: Multi-Family Residential Development Review.  The City 
requires a conditional use permit for all multi-family residential 
development with densities exceeding 22 du/ac, consistent with the 
adopted Local Coastal Program. To ensure the provisions of the 
Municipal Code do not have an undue negative impact on the supply 
and cost of multi-family housing, the City will continue to monitor 
multi-family residential development applications to assess whether 
the CUP requirement is posing an unreasonable development 
constraint. If it is determined that the CUP requirement is negatively 
affecting the cost and supply of housing, the City will initiate Zoning 
Code and LCP amendments to revise permit requirements for 
residential projects with densities greater than 22 du/ac to ensure 
permits are granted based on objective criteria.  

Objective: 

Continue to monitor the review process for multi-
family residential development projects to ensure 
that the CUP requirement is not acting as an 
unreasonable constraint to development. 

Responsible 
Party: 

Department of Community Planning and Building 

Implementation 
Timeline: 

Throughout the planning period. If the multi-family 
development review process is found to be acting 
as an unreasonable constraint, initiate an 
amendment to the Zoning Code and LCP. 

 

Goal G3-3: Provide adequate sites for the development of a wide range of housing types for all 
citizens.  

Policy P3-3.1: Ensure adequate sites are available to meet the City’s 
projected housing growth needs.  

Program 3-3.1.a: Adequate Sites. The City has a remaining RHNA or 
growth need of 7 units affordable to Extremely Low- and Very Low-
Income households.  The City’s General Plan and Zoning Ordinance 
continue to provide for a variety of housing types at appropriate 
densities to accommodate the remaining RHNA need.  

The City will encourage and facilitate the development of new dwelling 
units consistent with the remaining RHNA need by continuing to work 
with housing providers such as the Carmel Foundation.  The City will 
also encourage development of new affordable units through 
incentives and concessions outlined in Programs 3-5.4.a, 3-5.4.b, 3-
5.5.a, 3-5.5.b, and 3-5.5.c of this Housing Element. 

Objective: Encourage and facilitate construction of new dwelling 
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units to meet the City’s remaining RHNA need 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Ongoing through 2023 

 
Program 3-3.1.b: Surplus Sites. City-owned surplus land may provide 
additional sites for new affordable and senior housing, exclusively or 
in combination with another public use.  The City shall investigate the 
feasibility of utilizing surplus sites for housing development and 
partnering with housing providers to develop housing for lower-income 
households and/or senior housing on appropriate surplus sites. 

Objective: Identify surplus sites that may be suitable for residential 
development 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Ongoing 

 
Program 3-3.1.c:  Development on Small Sites 
The City will continue incentives and provisions in the City’s Municipal 
Code that facilitate development on small sites including reduced 
parking requirements for affordable housing projects (0.5 parking 
spaces per unit), density bonuses that allow for development up to 88 
du/ac and flexible or in some cases no required setbacks in the R-4 
zone.  

The Lot Merger Program currently provides for two types of owner-
initiated lot mergers. First, a property owner may request a merger to 
consolidate lots and/or lot fragments as defined by this code to create 
a single parcel that meets the requirements for a legal building site in 
the district where the property is located. The Director may approve a 
request for merger without public notice or a hearing.  

The City also currently encourages the merger of small R-1 lots into 
larger lots to promote diversity in design and housing size and to 
preserve open space. Two or more contiguous lots, each of which 
would individually meet the standards for development as a building 
site, may be merged through the filing of a voluntary merger request 
by the owner(s). Upon approval of such a merger by the Department 
of Community Planning and Building, and recording of merger 
documents or maps with the County Recorder, certain incentives 
become available to the property owner. 

The City will review its Lot Merger Program to determine if any 
refinements should be made, including a requirement that mergers 
be approved by the Planning Commission rather than the Director. 
The City may also consider incentives for commercial lot mergers 
when lower-income units are provided, and eliminating any 
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provisions of this program that have the unintended effect of 
restricting housing opportunities.  

Objective: Encourage and facilitate development on small sites 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Continue to offer lot merger incentives on an on-going 
basis; review lot consolidation incentives in 2016 and if 
changes are determined to be necessary, initiate a 
Zoning Code amendment. 

 
Policy P3-3.2: Continue to monitor and work cooperatively with regional 
agencies to augment infrastructure in a manner that provides adequate 
capacity for existing and new housing needs while preserving and improving 
the unique visual character of the City.  

Program 3-3.2: Address Infrastructure Constraints. The primary constraint to 
housing production in Carmel is the lack of water. Few sites have 
available water credits sufficient to accommodate construction of 
additional residential units. The City will continue work cooperatively 
with the Monterey Peninsula Water Management District (MPWMD) 
and other regional agencies to address infrastructure limitations (e.g. 
sewer, water, roads) that affect the ability to serve new housing 
development.  

The City will also continue to grant water allocation priority to those 
projects that assist the City in meeting its share of the regional 
housing need for lower- and moderate-income households.   

Objectives: Address regional and local infrastructure constraints to 
housing development 
Priority water allocation for housing affordable to lower- 
and moderate-income households 

Responsible Party: Department of Community Planning and Building  
Implementation 
Timeline: 

Ongoing 

 
Goal G3-4: Protect the stability of residential neighborhoods by promoting year-round 

occupancy and neighborhood enhancement.  
Policy P3-4.1: Maintain and encourage expansion of permanent residential 
housing stock in the R-1 District.  

Program 3-4.1.a: Permanent Housing. A substantial percentage of the 
City's housing stock lies vacant much of the year as second homes 
occupied for weekends, vacations or on a seasonable basis.  This has 
the effect of reducing the number of permanent, year-round residents 
in the City.   

To encourage an increase in full-time residential occupancy and use 
of the housing stock for permanent housing, the City will continue to 
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implement the ordinance adopted in 1988 prohibiting short-term, 
transient rentals and timeshares of residential dwellings in the R-1 
District.  No additional motel units are permitted in the R-1 District.   

Objective: Continue to implement City ordinances on the prohibition 
of short-term, transient rentals and timeshares of 
residential dwellings in the R-1 District 

Responsible Party: Department of Community Planning and Building  
Implementation 
Timeline: 

Ongoing  

 
Program 3-4.1.b: Conversion of R-1 Motels. Pursuant to coastal zone 
requirements, the City has recognized existing R-1 motels as an 
important coastal visitor asset and economic base in the community. 
However, conversion or redevelopment of these units as permanent 
residential dwellings provides additional housing and can improve the 
integrity of residential neighborhoods. The City will continue to allow 
conversion of R-1 motel units into permanent residences with the 
transfer of vacated rooms to the commercial district.  

Objective: Continue to allow conversion of R-1 motel units to 
permanent residences  

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Ongoing, project based 

 
Policy P3-4.2: Preserve and protect the scale and character of established 
neighborhoods while encouraging property improvement.  

Program 3-4.2.a: Neighborhood Compatibility.  The City will continue to 
enforce height, coverage and floor area standards to ensure that new 
construction and remodels do not present excess visual mass or bulk 
to public view or to adjoining properties.  The City will continue to 
enforce design standards which ensure that buildings relate to a 
human scale and that they avoid use of oversize design elements that 
make them appear dominating or monumental.   

The City will continue to require that projects not meeting adopted 
design guidelines be reviewed by the Planning Commission.  Diversity 
in architecture is encouraged as long as proposed designs perpetuate 
the broader elements of community design that characterize the 
streetscape within each neighborhood. 

Objective: New construction compatible with existing neighborhood 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: Ongoing, project based 
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Program 3-4.2.b: Support Neighborhood Organizations. The City will 
continue to support neighborhood organizations that promote 
neighborhood involvement, safety and improvement. When 
appropriate, the City will develop partnerships with these 
organizations to promote neighborhood enhancement programs, 
conduct outreach, and solicit community input. 

Objective: Support and partner with neighborhood organizations 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: Ongoing 

 
Policy P3-4.3: Promote public awareness and foster pride in the history and 
culture of the village through historic preservation programs.  

Program 3-4.3.a: Neighborhood Preservation Educational Programs. The City 
will continue to use education programs to improve public 
understanding of the City’s rich cultural and design heritage as a 
means of encouraging compatible housing design within existing 
neighborhoods, and provide zoning flexibility and incentives to 
facilitate rehabilitation of historic resources. 

Objective: Community education and preservation of historic 
resources 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: Ongoing 

 

Goal G3-5: Preserve and increase the supply of housing for lower- and moderate-income 
households, senior citizens and other special needs groups.  Prohibit 
discrimination in the sale or rental of housing.  

Policy P3-5.1: Recognize the special needs of persons with disabilities and 
the need to retain flexibility in the design review process to accommodate 
these needs.  

Program 3-5.1: Reasonable Accommodation Procedures. The City 
understands that building and development standards may constrain 
the ability of persons with disabilities to live in a housing unit suited to 
their needs. To provide relief from building and development 
standards without impacting the public health, safety and welfare, the 
City shall continue to implement Policy C11-01, which describes 
procedures to provide reasonable accommodation for persons with 
disabilities in compliance with the provisions of SB 520. Information 
on reasonable accommodation procedures shall be provided at City 
Hall and on the City’s website.  

Objective: Continue to implement the City’s reasonable 
accommodation procedures 
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Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Throughout the planning period 

 
Policy P3-5.2: Promote housing opportunities for senior citizens.  

Program 3-5.2: Shared Housing Information. Both the Alliance on Aging 
and Monterey County Housing Authority administer shared housing 
programs for seniors in Monterey County that assist seniors in 
locating roommates to share existing housing. This program often 
enables seniors to live independently for a longer time period.  To 
expand participation in both of the available programs the City shall 
distribute informational materials to the Carmel Foundation and 
display information at City Hall and other public buildings and posted 
on the City’s website. 

Objective: Promote use of shared housing programs 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Throughout the planning period 

 
Policy P3-5.3: Preserve and expand affordable and rental housing 

opportunities to enable local employees such as teachers, 
police, fire fighters and other City personnel to live in the 
community where they work.  

Program 3.5.3.a: Condominium Conversions. The City will continue to 
implement its condominium conversion policy, which restricts the 
conversion of apartments to condominiums to preserve the lower-cost 
rental housing options, typical of apartments, within the City. 
Apartments cannot be converted to condominiums unless a new 
apartment is being created to offset the conversion.  

Objective: Continue policies on the restriction of apartment to 
condominium conversions  

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Ongoing, project based 

 
Program 3-5.3.b: Section 8 Rental Assistance. The Section 8 Rental 
Assistance program extends federal rent subsidies to low-income 
households that spend more than 30 percent of their income on rent.  
The Monterey County Housing Authority administers the Section 8 
Rental Assistance Program in Carmel.  
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The City will continue to facilitate use of the Section 8 program in the 
community by distributing information for the program at City Hall and 
the Library.   

Objective: Facilitate use of Section 8 rental assistance for lower-
income families 

Responsible Party: Department of Community Planning and Building, 
Monterey County Housing Authority 

Implementation 
Timeline: 

Provide information on an ongoing basis 

 
Program 3-5.3.c: Subordinate Units. The City's Municipal Code allows 
construction of new subordinate units as a permitted use on lots of 
8,000 square feet or greater to provide additional rental housing in the 
R-1 District to lower-income households.   

To further encourage the creation of subordinate units, the City will 
investigate potential amendments such as permitting subordinate 
units on smaller lots. In addition, the City will implement incentives 
which may include waiver/reduction of certain fees, priority 
processing, and reduced parking and setback requirements.  

The City will provide informational materials on incentives and 
technical assistance to property owners. The informational materials 
will be available at City Hall and on the City’s website.  

Objective: Development of 5 subordinate units 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Review subordinate unit regulations during 2016-17 and 
if changes are determined to be necessary, initiate a 
Zoning Code amendment. 

 
Program 3-5.3.d: Monitor Affordable Housing Stock. The City does not 
currently have any housing stock at-risk of converting to market rate. 
A number of housing developments within the City provide affordable 
housing, but are not deed-restricted. The City shall continue to 
monitor the affordable housing projects and work with the owners to 
preserve affordability through identification of funding sources and/or 
opportunities for partnerships with other housing providers should the 
property owners decide to convert the developments to market-rate 
housing. 

The City will also annually monitor the affordable housing stock in the 
coastal zone to ensure the affordable housing with the coastal zone is 
being protected and provided as required by Government Code 
Section 65590. The City will track data on the new construction, 
demolition, conversion and replacements housing units for low- and 
moderate-income households within the coastal zone including the 
following: 

281



  City of Carmel-by-the-Sea 2015-2023 Housing Element 
 Section 3:  Goals, Policies and Programs 

 

 
Draft | November 2015 Page 3-11 

x The number of new housing units approved for construction within 
the coastal zone; 

x The number of housing units for persons and families of low- and 
moderate-income required to be provided in new housing 
developments either within or within three miles of the coastal 
zone; 

x The number of existing residential dwelling units occupied by low- 
and moderate-income households required either within or three 
miles of the coastal zone that have been authorized to be 
demolished or converted; and,  

x The number of residential dwelling units for low- and moderate-
income persons and families that have been required for 
replacement (of those units being demolished or converted) within 
or three miles of the coastal zone 

Objective: Monitor and facilitate preservation of 59 affordable 
housing units 

Responsible Party: Department of Community Planning and Building, 
Monterey County Housing Authority 

Implementation 
Timeline: 

Continue to monitor affordable housing throughout the 
planning period 

 
Policy P3-5.4:  Encourage the private sector to produce affordable housing.  

Program 3-5.4.a: Density Bonus.  The City of Carmel currently provides for 
a density bonus, incentives and concessions to facilitate and 
encourage the development of lower-income housing units. To further 
the effectiveness of the City’s Density Bonus Ordinance, the City shall 
review and revise applicable ordinances to comply with State law.   

Objective: Revised density bonus to comply with State 
requirements 

Responsible Party: Department of Community Planning and Building 

Implementation 
Timeline: 

Concurrent with Housing Element adoption 

 
Program 3-5.4.b: Housing for Extremely-Low Income Households. The City 
shall encourage the development of housing units for households 
earning 30 percent or less of the Median Family Income (MFI) for 
Monterey County. Specific emphasis shall be placed on the provision 
of family housing and non-traditional housing types such as single-
room-occupancy units and transitional housing. The City will 
encourage development of housing for extremely-low-income 
households through a variety of activities such as targeted outreach to 
for-profit and non-profit housing developers on at least an annual 
basis, providing in-kind technical assistance, fee deferrals, 
expedited/priority processing, identifying grant and funding 
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opportunities, applying for or supporting applications for funding on an 
ongoing basis, reviewing and prioritizing local funding for 
developments that include housing for ELI households and/or offering 
additional incentives to supplement the density bonus provisions in 
State law. In addition, a Zoning Code amendment will be processed to 
identify appropriate locations and standards for group residential 
facilities, which could serve ELI residents. 

Objective: Encourage and facilitate development of 4 housing 
units affordable to Extremely-Low Income households 
consistent with the remaining RHNA need. 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Outreach to developers on at least an annual basis; 
Apply for or support applications for funding on an 
ongoing basis; 
Review and prioritize developments that include 
housing targeted to ELI households 
Initiate a Zoning Code amendment in 2015-16. 

 

Policy P3-5.5: Reduce or eliminate governmental constraints on the provision 
of affordable housing.  

Program 3-5.5.a: Reduced Entitlement and Development Fees. Entitlement 
and development fees paid by project applicants assist in the City’s 
ability to recover administrative and operating costs. These fees may 
have the unintended consequence of increasing the cost of housing. 
To encourage the development of affordable housing, the City will 
continue to reduce the amount of fees required for projects that 
provide affordable housing to the extent feasible.   

Objective: Continue to offer reduced planning fees as an incentive 
to facilitate affordable housing development, if feasible. 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Ongoing, project based 

 
Program 3-5.5.b: Reduced Parking Requirements. The City will continue to 
offer reduced parking requirements for affordable housing 
developments. In addition, the City will investigate the feasibility and 
effectiveness of further reducing existing in-lieu fees and amending 
the existing shared parking program to include housing units in 
affordable housing projects.  

Objective: Reduced parking requirements for affordable housing 
Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Review parking requirements in 2016-17 if revisions are 
determined to be appropriate, initiate a Code 
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amendment. 
 

Program 3-5.5.c: Expedited Processing Procedures. Permit and approval 
processes have the potential to increase the cost of development.  To 
help mitigate the cost of development, the City will continue to offer 
expedited review procedures for residential projects that include 
affordable housing units.  This program is helpful in reducing holding 
costs incurred by project applicants while processing entitlements, 
plan check and building permits.  The specific procedures for fast-
track processing of affordable housing projects are included in the 
City's Municipal Code.  

Objective: Expedited review and processing for projects with an 
affordable housing component 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Ongoing, project based 

 
Policy P3-5.6: Support energy and water conservation programs to reduce 
the consumption of these resources in housing and to reduce housing costs.  

Program 3-5.6.a: Energy Conservation and Green Building. Energy 
conservation in the home has the potential to bring about 
considerable savings in the overall cost of housing. The City will 
continue to review applications for new construction and substantial 
alterations taking into consideration solar orientation and access to 
sunlight. Additionally, the City will continue to require compliance with 
current state building standards for energy efficiency in all new 
homes.  

Objective: Promote energy conservation 
Responsible Party: Department of Community Planning and Building  
Implementation 
Timeline: 

Ongoing  

 
Program 3-5.6.b: Water Conservation. The City recognizes a need to 
conserve and manage its water resources to accommodate the 
regional housing need. The City has adopted a Water Management 
Program, which in part seeks to reduce unnecessary water 
consumption in existing and new development. The Program requires 
the use of water-conserving plumbing fixtures in all new construction, 
replacement of non-compliant fixtures in remodeling projects with 
substantial construction and water-conserving landscaping. The City 
shall continue to enforce the Water Management Program and 
provide information to the community on water conservation retrofits 
and best practices. In addition, the City will provide information on and 
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promote water conservation education and retrofit rebates provided by 
the Monterey Peninsula Water Management District.  

Objective: Promote water conservation 
Responsible Party: Department of Community Planning and Building  
Implementation 
Timeline: 

Ongoing  

Policy P3-5.7: Support and enforce fair housing laws and expand fair housing 
choice by promoting housing opportunities and removing impediments to fair 
housing.  

Program 3-5.7: Fair Housing Services. The California Department of Fair 
Employment and Housing and the Conflict Resolution and Mediation 
Center of Monterey County provide fair housing services and 
information. These agencies advise persons in need of information on 
housing and employment, mediate landlord/tenant disputes and 
research complaints about discriminatory housing practices.  The City 
shall coordinate with these agencies to provide printed information 
about fair housing services at City Hall, on the City’s website, and in 
other public buildings. The City shall also refer inquiries related to fair 
housing to these agencies.  

Objective: Provide fair housing information and service 
referrals in City Hall, on the City website and at 
other public buildings 

Responsible Party: Department of Community Planning and 
Building  

Implementation Timeline: Throughout the planning period 
 

Policy P3-5.8: Facilitate the provision of transitional and supportive housing 
in appropriate districts in the community.  

Program 3-5.8: Zoning for Transitional and Supportive Housing. In 
compliance with SB 2, the City will continue to allow 
transitional/supportive housing as a residential use, subject only to 
those requirements of other residential dwellings of the same type in 
the same zone. 

Objective: Facilitate the provision of transitional and supportive 
housing 

Responsible Party: Department of Community Planning and Building 
Implementation 
Timeline: 

Throughout the planning period 
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3.2 Quantified Objectives 
Table 3-1 summarizes the City’s quantified objectives for the 2015-2023 planning 
period. 

Table 3-1:  Quantified Objectives 

Program/ Income Category 
Quantified Objective 

(Number of Units) 

New Construction  

Extremely Low Income (subset of the Very Low Income objective) 4 

Very Low Income 7 

Low Income 5 

Moderate Income 6 

Above Moderate Income 13 

Total 31 

Rehabilitation*  

Extremely Low Income 0** 

Very Low Income 5 

Low Income 5 

Moderate Income 6 

Above Moderate Income 784 

Total 800 

Conservation***  

Extremely Low Income 

59 
Very Low Income 

Low Income 

Moderate Income 

Above Moderate Income -- 

Total 59 

Notes:   
* The City has approximately 3,400 residential units, 55 (or about two percent) of which are affordable 
units.  Each year the City process approximately 100 building permits for remodels, additions, and 
other construction, which rehabilitates the existing housing stock.  For the lower-income categories 
rehabilitation goals, the City assumes that two percent of the total permits processed will be for 
affordable units.  Under these assumptions, the City would rehabilitate two units of affordable housing 
a year or approximately 16 units throughout the 2015-2023 planning cycle.  This represents 
approximately 30 percent of the City’s existing affordable housing inventory. While the Above 
Moderate Income level rehabilitation goal is fairly large, it is consistent with the historic data on 
rehabilitation work for market-rate housing in Carmel. 
** The City does not have any existing units that would qualify as an extremely low income category 
units.  
*** The City has no units at risk of converting to market rate during this planning cycle.  
Source: City of Carmel-by-the-Sea, 2015. 
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A HOUSING NEEDS ASSESSMENT 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

When preparing the Housing Element, jurisdictions must evaluate both existing 
and future housing needs for all income groups. 

This section analyzes demographic and housing characteristics that influence the 
demand for and availability of housing.  The analyses form a foundation for 
establishing programs and policies that seek to address identified housing needs.  
Housing needs are identified according to income, tenure and special needs 
groups. 

Primary data sources include the U.S. Census Bureau, the U.S. Department of 
Housing and Urban Development (HUD), the California Department of Finance 
(DOF) and the Association of Monterey Bay Area Governments (AMBAG).  These 
data sources are the most reliable for assessing existing conditions and provide a 
basis for consistent comparison with historical data and the basis for forecasts.  

A.1 Population Characteristics and Employment Trends 
Housing needs in a community are largely determined by population growth and 
various demographic variables such as age distribution.  This section provides a 
summary of the changes to the population size and age and racial/ethnic 
composition of Carmel-by-the-Sea. 
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A.1.1 Population Growth Trends 
The City of Carmel-by-the-Sea (City) was incorporated in 1916 and by 1940 had a 
population of 2,837.  Today, the City, which is one square mile in area, has one of 
the smallest populations in the Monterey Peninsula.  According to the U.S. 
Census, the City had a population of 4,239 in 1990.  From 1990 to 2015, the 
population has declined by 11.6 percent compared to an increase of nearly 20 
percent for the county as a whole (Table A-1: Population Trends – Carmel-by-the-
Sea and Monterey County). 

Table A-1:  Population Trends - Carmel-by-the-Sea and Monterey County 

Jurisdiction 1990 2000 2010 2015 

Percent 
Change 

(1990-2015) 

Carmel-by-the-Sea 4,239 4,081 3,722 3,747 -11.6% 

Monterey County 355,660 401,762 415,057 425,413 19.6% 

Sources: U.S. Census; California Department of Finance. 
 

A.1.2 Age Characteristics 
A community’s age characteristics can help identify its housing needs and project 
the distribution of demand for future housing types.  According to the 2010 U.S. 
Census, about two-thirds of the City’s population was age 50+ and the median age 
in the City was 59 years.  By comparison, in Monterey County, the population 
median age was about 33 years.   

Table A-2:  Age Distribution - Carmel-by-the-Sea and Monterey County 

Age Group 

Carmel Monterey County 

Persons % Persons % 
Under 5 years 84 2% 32,547 8% 

5 to 9 years 126 3% 30,577 7% 

10 to 14 years 100 3% 29,037 7% 

15 to 19 years 109 3% 32,624 8% 

20 to 24 years 76 2% 32,481 8% 

25 to 34 years 216 6% 62,077 15% 

35 to 49 years 560 15% 81,498 20% 

50 to 64 years 1,123 30% 69,794 17% 

65 to 74 years 680 18% 22,921 6% 

75 to 84 years 433 12% 14,744 4% 

85 years and over 215 6% 6,757 2% 

Total 3,722 100% 415,057 100% 

Median age 59.2  32.9 
 

Source: 2010 Census, Table DP-1 
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A.1.3 Race/Ethnicity Characteristics 
As shown in Table A-3: Race and Ethnicity, 90 percent of the City’s population was 
non-Hispanic white, as compared to only 33 percent of the County population as 
reported in the 2010 Census.   

Table A-3:  Race and Ethnicity 

Racial/Ethnic Group 

Carmel Monterey County 

Persons % Persons % 

Not Hispanic or Latino 3,548 95.3% 185,054 44.6% 

  -White 3,350 90.0% 136,435 32.9% 

  -Black or African American 10 0.3% 11,300 2.7% 

  -American Indian/Alaska Native 6 0.2% 1,361 0.3% 

  -Asian 105 2.8% 23,777 5.7% 

   -Native Hawaiian/Pacific Islander 6 0.2% 1,868 0.5% 

   -Other races or 2+ races 71 1.9% 10,313 2.5% 

Hispanic or Latino (any race) 174 4.7% 230,003 55.4% 

Total 3,722 100% 415,057 100% 

Source: 2010 Census, Table DP-1 
 

A.1.4 Employment Characteristics 
Table A-4: Occupations for Carmel-by-the-Sea and Monterey County shows that 
the largest occupational categories for City residents was 
management/business/science and arts.  These categories accounted for about 57 
percent of employed residents.   

Table A-4:  Occupations for Carmel-by-the-Sea and Monterey County 

Occupation 
Carmel Monterey County 

Employees % of All Jobs Employees % of All Jobs 
Management, business, science, and arts  828 56.8% 48,201 27.6% 
Service  207 14.2% 35,996 20.6% 
Sales and office  308 21.1% 37,637 21.6% 
Natural resources, construction, and maintenance  79 5.4% 33,086 19.0% 
Production, transportation, and material moving  35 2.4% 19,533 11.2% 
Total Employed Persons 1,457 100% 174,453 100% 
Source: U.S. Census, 2009-2013 ACS 

 

A.2 Household Characteristics 
The U.S. Census defines a household as all persons who occupy a housing unit.  
This may include families related through marriage or blood, unrelated individuals 
living together, or individuals living alone.  The U.S. Census defines a family as 
related persons living within a single housing unit.   
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Household type and size, income levels, the presence of special needs 
populations, and other household characteristics influence the type of housing 
needed by residents.  This section details the various household characteristics 
affecting housing needs. 

A.2.1 Household Composition and Size 
As shown in Table A-5: Household Size Distribution, one-person households made 
up the largest segment of the City’s renter-occupied households and two-person 
households made up the largest segment of owner-occupied households.   

Table A-5:  Household Size Distribution 

Household Size 
Owners Renters 

Households % Households % 

1 person 252 23.8% 279 43.9% 

2 persons 646 61.0% 78 12.3% 

3 persons 86 8.1% 98 15.4% 

4 persons 32 3.0% 180 28.3% 

5 persons 14 1.3% 0 0.0% 

6 persons 29 2.7% 0 0.0% 

7+ persons 0 0.0% 0 0.0% 

Total households 1,059 100% 635 100% 

Source: 2009-2013 ACS Table B25009 

 

With a majority of one- or two-person households, smaller sized units (1 to 2 
bedrooms) would meet a significant portion of the City’s housing needs.  However, 
some households may desire larger living spaces.  

A.2.2 Household Income 
Household income relates directly to the household’s ability to acquire adequate 
housing.  While above-moderate-income households have more disposable 
income to spend on housing, low- and moderate-income households are more 
limited in the range of housing that they can afford.  Typically, as the income of 
households decreases the incidence of overpayment and overcrowding increases. 

The Department of Housing and Community Development (HCD) establishes 
housing affordability criteria for five income categories based on the 2015 
Monterey County median income of $68,700 (see Table A-6: Income Range by 
Affordability Category, 2015). 
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Table A-6:  Income Range by Affordability Category, 2015 

Affordability Category Percent of County Median Income Limit ($)1 

Extremely Low Income ����  $24,250 

Very-Low Income 31%-50% $43,650 

Low Income 51%-80% $58,000 

Moderate Income 81%-120% $82,450 

Above-moderate Income >120% > $82,450 

Notes:   
1  Based on 2015 MFI of $68,700 for 4-person households in Monterey County.  

 

According to recent Census estimates, the median household income in Carmel-
by-the-Sea was approximately $72,000 per year. As seen in Figure A-1, about 40 
percent of households had annual incomes over $100,000. 

Figure A-1:  Household Income Distribution 

 
Source: U.S. Census 2009-2013 ACS 

As shown in Table A-7:  Household Income by Tenure, approximately 44 percent 
of renter-occupied households and 23 percent of owner-occupied households in 
Carmel-by-the-Sea were within the extremely-low-, very-low- and low-income 
categories.  Approximately 17 percent of renter-occupied households and three 
percent of owner-occupied households were within the extremely-low-income 
category.  

 

6.8% 

3.5% 

9.5% 

4.4% 

11.3% 

19.4% 

4.1% 

16.8% 

11.9% 

12.2% $200,000 or more

$150,000 to $199,999

$100,000 to $149,999

$75,000 to $99,999

$50,000 to $74,999

$35,000 to $49,999

$25,000 to $34,999

$15,000 to $24,999

$10,000 to $14,999

Less than $10,000

292



City of Carmel-by-the-Sea 2015-2023 Housing Element  
Appendix A: Housing Needs Assessment 

 

 
Page A-6 Draft | November 2015 

Table A-7:  Household Income by Tenure 

Income Category 

Carmel Monterey County 

Owners Renters Owners Renters 

30% AMI or less 3.3% 16.5% 5.1% 16.2% 

31-50% AMI 6.7% 19.5% 7.6% 17.1% 

51-80% AMI 13.0% 7.5% 13.2% 21.1% 

81-100% AMI 2.5% 5.3% 9.1% 10.9% 

>100% AMI 74.5% 51.1% 65.1% 34.7% 

Source: HUD CHAS data based on 2008-2012 ACS 

 

A.3 Housing Stock Characteristics 
This section evaluates housing stock characteristics including tenure and vacancy 
rates, housing age and conditions, and housing costs and affordability.  

A.3.1 Housing Stock 
According to the U.S. Census and the DOF, housing stock in Carmel-by-the Sea 
showed a net increase of only 83 units from 2000 to 2015.  The City is nearly built 
out and is also constrained by the lack of water to serve new development.  
Residential construction in recent years involved mostly demolition and 
replacement of older units with new, larger units.  With very few vacant lots in the 
City and limited water available to new projects, infill is the primary method of 
residential construction.   

Eighty-two percent of the housing stock is comprised of single-family detached 
homes, while multi-family developments of five or more units represent the second 
largest segment of the housing stock (see Figure A-2: Housing Stock 
Composition).   

Figure A-2:  Housing Stock Composition 

 
Source:  DOF, 2015 
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The City’s average household size is 1.79, which suggests that units with three-
bedrooms or less could adequately house most of the City’s population.  As shown 
in Table A-8: Unit Size by Tenure, about 85 percent of owner-occupied housing 
units and about 75 percent of rental units had three bedrooms or less.   

Table A-8:  Unit Size by Tenure 

Unit Size 

Owner-Occupied Renter- Occupied 

Units % Units % 

Studio/1 bedroom 3 0.3% 192 30.2% 

2 bedrooms 431 40.7% 287 45.2% 

3 bedrooms 463 43.7% 120 18.9% 

4 bedrooms 111 10.5% 36 5.7% 

5 or more bedrooms 51 4.8% 0 0.0% 

Total 1,059 100% 635 100% 

Source: 2009-2013 ACS Table B25042 
 

A.3.2 Housing Tenure and Vacancy 
Housing tenure refers to whether a unit is owned or rented.  Vacancies can also be 
an important housing market indicator in that the vacancy rate influences the cost 
of housing and may reflect the match between housing demand and availability.   

Tenure 
Recent Census estimates showed that 62.5 percent of Carmel-by-the-Sea 
residents owned the units they occupied, while 37.5 percent rented.  This 
ownership rate is significantly higher than for Monterey County as a whole, which 
had just under 50 percent owner-occupied units (Table A-9: Occupied Units by 
Tenure).  

Table A-9:  Occupied Units by Tenure 

 Owner-Occupied Renter- Occupied Total 

Units %1 Units %1 Units %1 

Carmel-by-the-Sea 1,059 62.5% 635 37.5% 1,694 100% 

Monterey County 62,398 49.7% 63,030 50.3% 125,428 100% 

Source: 2009-2013 ACS Table B25042 
 

Vacancy 
A vacancy rate of 5 to 6 percent is generally considered optimal to balance the 
demand for and supply of housing.  A certain level of vacancy is needed to 
moderate the cost of housing, allow sufficient choice for residents, and provide an 
incentive for unit upkeep and repair.   
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As shown in Table A-10: Vacancy Rates, over 31 percent of Carmel-by-the-Sea’s 
housing stock was vacant due to seasonal, recreational, or occasional use.  This 
high percentage is not unusual for scenic coastal communities due to the 
popularity of second homes in such areas. 

Table A-10:  Vacancy Rates 

Occupancy Status Units Percent of Total 

Total Units 3,417 100% 

Occupied Units 2,095 61.3% 

Vacant Units 1,322 38.7% 

 For rent 89 2.6% 

 For sale only 67 2.0% 

 Rented or sold, not occupied 23 0.7% 

 For seasonal, recreational, or occasional use 1,063 31.1% 

 Other vacant 80 2.3% 

Source: U.S. Census 2010, Table DP1  
 

In 2010, 2.6 percent of units were vacant and for rent while 2.0 percent of units 
were vacant and for-sale.   

A.3.3 Housing Stock Age and Conditions 
Age of Housing Stock 

The age of a housing unit is often an indicator of housing conditions.  In general, 
housing that is 30 years or older may need repairs based on the useful life of 
materials.  Housing over 50 years old is more likely to need major repairs. 
According to recent Census estimates, 79 percent of housing units in the City were 
built before 1980 and 64 percent were built before 1960 (Table A-11: Age of 
Housing Stock). 

Table A-11:  Age of Housing Stock 

Year Built 

Carmel Monterey County 

Units % Units % 

  Built 2010 or later 0 0% 350 0.3% 
  Built 2000 to 2009 221 6% 13,234 9% 
  Built 1990 to 1999 172 5% 16,974 12% 
  Built 1980 to 1989 351 10% 18,987 14% 
  Built 1970 to 1979 196 6% 27,982 20% 
  Built 1960 to 1969 317 9% 22,037 16% 
  Built 1950 to 1959 740 21% 19,775 14% 
  Built 1940 to 1949 530 15% 9,633 7% 
  Built 1939 or earlier 993 28% 10,354 7% 
Total units 3,520 100% 139,326 100% 

Source: Census 2009-2013 ACS, Table DP-4 
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Housing Conditions 

Housing is considered substandard when conditions are found to be below the 
minimum standard of living conditions defined in Section 1001 of the Uniform 
Housing Code.  Households living in substandard conditions are considered to be 
in need of housing assistance, even if they are not seeking alternative housing 
arrangements, due to threat to health and safety.  

In addition to structural deficiencies and standards, the lack of infrastructure and 
utilities often serves as an indicator for substandard conditions.  According to 
recent Census estimates, none of the housing units in the City lacked kitchen or 
plumbing facilities.   

In 2008, a City-wide windshield survey was conducted as part of the Housing 
Element update to evaluate general housing conditions.  The survey focused on 
identifying housing units in need of substantial repair or rehabilitation.  Properties 
were evaluated from the public right-of-way and the surveyors did not enter onto 
private property.   

Approximately 3,000 properties in the residential and commercial districts were 
visually inspected, although a survey form was not completed for every property.  
The exterior condition (siding, roofing, windows and doors, foundation, electrical) 
of the properties was visually evaluated to determine if moderate or substantial 
improvements were needed or if the property was in a dilapidated condition.  The 
vast majority of units in the City are in good condition with either no or moderate 
repairs needed.  According to the windshield survey, approximately 77 units were 
determined to need substantial repairs and approximately 16 were determined to 
be in a dilapidated condition. Due to high property values and strong housing 
demand, it is unlikely that housing conditions have declined significantly since the 
2008 survey was completed. 

A.3.4 Housing Costs and Rent 
Home Prices 

Recent Census estimates reported a median value for all owner-occupied units in 
Carmel-by-the-Sea of over $1 million (Table A-12: Value of Owner-Occupied 
Housing Units).  Only about 5 percent of homes were valued at less than 
$500,000.  
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Table A-12:  Value of Owner-Occupied Housing Units 

Price Range Number of Units Percent of Total 

$49,999 or less 0 - 

$50,000 to $99,999 0 - 

$100,000 to $149,999 0 - 

$150,000 to $199,999 0 - 

$200,000 to $299,999 37 3.5% 

$300,000 to $499,999 19 1.8% 

$500,000 to $999,999 271 25.6% 

$1,000,000 or more 732 69.1% 

Total 1,059 100% 

Median value $1,000,000+  

Source: Census 2009-2013 ACS, Table DP-4 

 

These statistics show that for-sale housing in Carmel-by-the-Sea is only available 
to above-moderate income households. 

Rental Rates 
As shown in Table A-13: Gross Monthly Rent, the median monthly rent in Carmel-
by-the-Sea was reported by the Census Bureau to be $1,559.   

Table A-13:  Gross Monthly Rent 

Gross Rent Units Percentage 

Less than $200 0 - 

$200 to $299 0 - 

$300 to $499 22 4.0% 

$500 to $749 0 - 

$750 to $999 86 15.7% 

$1,000 to $1,499 157 28.6% 

$1,500 or more 284 51.7% 

Median $1,559  

Source: Census 2009-2013 ACS, Table DP-4 

 

According to recent Census estimates, about two-thirds of renter households in 
Carmel-by-the-Sea spent 30 percent or more of their household income on rent 
(Table A-14: Gross Rent as a Percentage of Household Income). 
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Table A-14: Gross Rent as a Percentage of Household Income 

Percent of Household Income Number of Households Percent of Households 

Less than 15 percent 32 6.1% 

15 to 19.9 percent 49 9.3% 

20 to 24.9 percent 68 12.9% 

25 to 29.9 percent 29 5.5% 

30 to 34.9 percent 71 13.5% 

35 percent or more 277 52.7% 

Total  526 100% 

Source: Census 2009-2013 ACS, Table DP-4 
 

A.3.5 Housing Affordability  
Housing affordability can be determined by comparing the sales prices and rents 
for housing in Carmel-by-the-Sea to the affordable payment for households at 
each income level.   

Housing affordability is defined as paying no more than 30 percent of household 
income on housing expenses.  Table A-15: Affordable Rent and Purchase Price by 
Income Category summarizes affordable rents and purchase prices by income 
categories based on the 2015 median family income of $68,700 for Monterey 
County.  

Table A-15: Affordable Rent and Purchase Price by Income Category 

Income Category Income Limits Affordable Rent Affordable Price (est.) 

Extremely Low (<30%) $24,250 $606 $85,000 

Very Low (31-50%) $36,250 $906 $145,000 

Low (51-80%) $58,000 $1,450 $230,000 

Moderate (81-120%) $82,450 $2,061 $350,000 

Above moderate (120%+)  >$82,450 > $2,061 > $350,000 
Assumptions:  
 -Based on the 2015 Monterey County median income of $68,700 
 -Based on a family of 4 (income limits and affordable prices or rents are adjusted for family size) 
 -30% of gross income for rent or principal/interest/taxes/insurance (PITI) 
 -10% down payment, 4% interest, 1.2% taxes & insurance, $250 HOA dues 
Source: Cal. HCD; J.H. Douglas & Associates 

 

Based on the very high market prices and rents in the City, it is clear that low- and 
moderate-income households have a very difficult time finding suitable affordable 
housing without subsidies.    

298



City of Carmel-by-the-Sea 2015-2023 Housing Element  
Appendix A: Housing Needs Assessment 

 

 
Page A-12 Draft | November 2015 

A.3.6 Overpayment and Overcrowding 
Overpayment 
Overpayment is defined as households paying more than 30 percent of their gross 
income on housing related expenses, including rent or mortgage payments and 
utilities.  High housing costs can cause households to spend a disproportionate 
percentage of their income on housing.  This may result in repayment problems, 
deferred maintenance or overcrowding.   

Lower-income households with a disproportionate housing cost burden are more 
likely to have difficulty finding suitable housing.  In general, a larger proportion of 
renter-households have disproportionate housing cost burdens than owner-
households because of their typically lower incomes. 

Comprehensive Housing Affordability Strategy (CHAS) estimates published by 
HUD (Table A-16: Overpayment by Tenure and Income) showed that 77 percent of 
renters and 75 percent of homeowners in the extremely-low-income category 
spent more than 30 percent of their income on housing.  All renters and about 38 
percent of homeowners in the very low-income category were overpaying, while all 
renters and about two-thirds of homeowners in the low-income category 
experienced overpayment.  Even in the above-moderate-income category, 
overpayment was experienced by about 31 percent or renters and 25 percent of 
homeowners.  

Table A-16: Overpayment by Tenure and Income 

Income Category 

Owners Renters 

Households Percent Households Percent 

Extremely low households 40  110  

   Households overpaying 30 75.0% 85 77.3% 

Very low households 80  130  

   Households overpaying 30 37.5% 130 100% 

Low households 155  50  

   Households overpaying 105 67.7% 50 100% 

Moderate households 30  35  

   Households overpaying 0 - 0 - 

Above moderate households 890  340  

   Households overpaying 220 24.7% 105 30.9% 

Source: U.S. Department of Housing and Urban Development, CHAS based on the 2008-2012 ACS 

 

Overcrowding 
An overcrowded housing unit is defined as one with more than one person per 
room, excluding bathrooms, kitchens, hallways, and porches.  A severely 
overcrowded housing unit is defined as one with more than 1.5 persons per room.  
Overcrowding can result from either a lack of affordable housing (which can force 
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more people to live together) and/or lack of available housing units of adequate 
size.   

Table A-17: Overcrowding by Tenure 

Occupants per Room 
Carmel Monterey County 

Units % Units % 
Owner occupied units 1,059 100% 62,398 100% 

    1.01 to 1.50 0 0.0% 2,881 4.6% 

    1.51 to 2.00 0 0.0% 776 1.2% 
    2.01 or more 0 0.0% 209 0.3% 
Renter occupied units 635 100% 63,030 100% 
    1.01 to 1.50 10 1.6% 7,581 12.0% 
    1.51 to 2.00 0 0.0% 2,892 4.6% 

    2.01 or more 0 0.0% 917 1.5% 

Source: Census 2009-2013 ACS, Table B25014 
 

Recent Census estimates reported that no owner-occupied units and only 1.6 
percent of rental units in Carmel-by-the-Sea were overcrowded, while no units 
were severely overcrowded (Table A-17: Overcrowding by Tenure).  

A.4 Special Needs Populations 
Certain population groups may have a more difficult time finding decent affordable 
housing due to their special circumstances or needs.  These “special needs” 
populations include elderly persons, large households, female-headed 
households, persons with disabilities, homeless, agricultural/farm workers, 
extremely-low income households, and students.   

A.4.1 Elderly Persons 
Elderly persons are considered a special needs group because they are more 
likely to have fixed incomes. Elderly persons often have special needs related to 
housing location and construction. Because of limited mobility, elderly persons 
typically need access to facilities and services (e.g., medical and shopping) and 
public transit.  In terms of housing construction, elderly persons may need ramps, 
handrails, elevators, lower cabinets and counters and special security devices to 
allow for their reduced mobility.  

Carmel-by-the-Sea has a large proportion of senior households.  According to 
recent Census estimates, approximately 55 percent of the City’s owner 
households were headed by persons age 65+, with over 30 percent headed by 
persons 75 or over.  On average, renters tended to be younger than owners, with 
about 27 percent of renter households headed by persons age 65 or over (Table 
A-18: Elderly Households by Tenure).   
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Table A-18: Elderly Households by Tenure 

Householder Age 

Owner Renter 

Households % Households % 
    Under 65 years 480 45.3% 461 72.6% 

    65 to 74 years 259 24.5% 127 20.0% 

    75 to 84 years 250 23.6% 34 5.4% 

    85 years and over 70 6.6% 13 2.0% 

Total Households 1,059 100% 635 100% 

Source: U.S. Census 2009-2013 ACS, Table B25007 
 

The Zoning Ordinance gives some incentives for providing Senior Housing: 1) A 
density bonus of up to 25 percent if 50 percent or more of all units in a 
development are reserved for Senior Citizens; and 2) Reduced on-site parking 
requirements.  1/3 space is required per senior unit.   

A.4.2 Large Households 
Large households, defined as those with five or more persons, are considered a 
group with special housing needs due to the limited availability of adequately sized 
affordable housing units.  Unavailability of housing units with larger bedroom 
counts can result in overcrowding and accelerated unit deterioration.  As shown in 
Table A-19: Large Households by Tenure, large households represent only 4 
percent of the City’s owner households and no renter households.   

Table A-19: Large Households by Tenure 

Household Size 
Owners Renters 

Households % Households % 

1 person 252 23.8% 279 43.9% 

2 persons 646 61.0% 78 12.3% 

3 persons 86 8.1% 98 15.4% 

4 persons 32 3.0% 180 28.3% 

5 persons 14 1.3% 0 0.0% 

6 persons 29 2.7% 0 0.0% 

7+ persons 0 0.0% 0 0.0% 

Total households 1,059 100% 635 100% 

Source: 2009-2013 ACS Table B25009 

 

A.4.3 Female-Headed Households 
Female-headed households are a special needs group due to comparatively low 
rates of homeownership, lower incomes and high poverty rates experienced by 
this group.  According to recent Census estimates, about 16 percent of owner 
households and 8 percent of renter households were female-headed households 
in Carmel-by-the-Sea.  
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Table A-20: Female-Headed Households by Tenure 

Household Type 
Owners Renters 

Households % Households % 

Married couple family 599 56.6% 263 41.4% 

Male householder, no wife present 0 0.0% 18 2.8% 

Female householder, no husband present 168 15.9% 53 8.3% 

Non-family households 292 27.6% 301 47.4% 

Total households 1,059 100% 635 100% 

Source: 2009-2013 ACS Table B11012 

 

A.4.4 Persons with Disabilities 
According to recent Census estimates, approximately 7 percent of non-
institutionalized City residents reported some type of disability (see Table A-21: 
Disabilities by Age Group). As might be expected, those aged 65 and over 
generally reported the highest disability rates, although a high percentage of young 
children also reported disabilities. Approximately 15 percent of seniors reported 
some type of disability, compared to only 2 percent for persons between age 18 
and 64. The most frequently reported disability for seniors was an ambulatory 
difficulty (10 percent of the senior population). Housing opportunities for those with 
disabilities can be maximized through housing assistance programs and providing 
universal design features such as widened doorways, ramps, lowered countertops, 
single-level units and ground floor units. 

Developmental Disabilities 
As defined by federal law, “developmental disability” means a severe, chronic 
disability of an individual that: 

x Is attributable to a mental or physical impairment or combination of mental and 
physical impairments; 

x Is manifested before the individual attains age 18; 

x Is likely to continue indefinitely; 

x Results in substantial functional limitations in three or more of the following 
areas of major life activity: a) self-care; b) receptive and expressive language; 
c) learning; d) mobility; e) self-direction; f) capacity for independent living; or g) 
economic self-sufficiency; and 

x Reflects the individual’s need for a combination and sequence of special, 
interdisciplinary, or generic services, individualized supports, or other forms of 
assistance that are of lifelong or extended duration and are individually 
planned and coordinated. 
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Table A-21: Disabilities by Age Group 

Disability by Age Persons Percent 

Total civilian noninstitutionalized population 3,760 - 

   With any disability 248 6.6% 

Under Age 5 - total persons 193 -- 

   With a hearing difficulty 26 13.5% 

   With a vision difficulty 26 13.5% 

Age 5 to 17 - total persons 506   

   With a hearing difficulty 0 0.0% 

   With a vision difficulty 0 0.0% 

   With a cognitive difficulty 0 0.0% 

   With an ambulatory difficulty 0 0.0% 

   With a self-care difficulty 0 0.0% 

Age 18 to 64 - total persons 1,886   

   With a hearing difficulty 0 0.0% 

   With a vision difficulty 0 0.0% 

   With a cognitive difficulty 0 0.0% 

   With an ambulatory difficulty 44 2.3% 

   With a self-care difficulty 21 1.1% 

   With an independent living difficulty 21 1.1% 

Age 65 and over* - total persons 1,175   

   With a hearing difficulty 73 6.2% 

   With a vision difficulty 16 1.4% 

   With a cognitive difficulty 21 1.8% 

   With an ambulatory difficulty 114 9.7% 

   With a self-care difficulty 16 1.4% 

   With an independent living difficulty 23 2.0% 

Source:  U.S. Census, 2009-2013 ACS 

Note: Totals may exceed 100% due to multiple disabilities per person 

 
The Census does not record developmental disabilities as a separate category of 
disability. According to the U.S. Administration on Developmental Disabilities, an 
accepted estimate of the percentage of the population that can be defined as 
developmentally disabled is 1.5 percent. Many developmentally disabled persons 
can live and work independently within a conventional housing environment. More 
severely disabled individuals require a group living environment where supervision 
is provided. The most severely affected individuals may require an institutional 
environment where medical attention and physical therapy are provided. Because 
developmental disabilities exist before adulthood, the first issue in supportive 
housing for the developmentally disabled is the transition from the person’s living 
situation as a child to an appropriate level of independence as an adult. 

The California Department of Developmental Services (DDS) currently provides 
community-based services to approximately 243,000 persons with developmental 
disabilities and their families through a statewide system of 21 regional centers, 
four developmental centers, and two community-based facilities. The San Andreas 
Regional Center (SARC) located in Campbell (http://www.sarc.org/) provides 
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services for people with developmental disabilities in Monterey, San Benito, Santa 
Clara, and Santa Cruz counties. The SARC is a private, non-profit community 
agency that contracts with local businesses to offer a wide range of services to 
individuals with developmental disabilities and their families. As of 2014, SARC 
served a small number of clients1 living in Carmel-by-the-Sea (zip code 93921). 

There is no charge for diagnosis and assessment for eligibility. Once eligibility is 
determined, most services are free regardless of age or income. There is a 
requirement for parents to share the cost of 24-hour out-of-home placements for 
children under age 18. This share depends on the parents' ability to pay. There 
may also be a co-payment requirement for other selected services.  

Regional centers are required by law to provide services in the most cost-effective 
way possible. They must use all other resources, including generic resources, 
before using any regional center funds. A generic resource is a service provided 
by an agency that has a legal responsibility to provide services to the general 
public and receives public funds for providing those services. Some generic 
agencies may include the local school district, county social services department, 
Medi-Cal, Social Security Administration, Department of Rehabilitation and others. 
Other resources may include natural supports. This is help that disabled persons 
may get from family, friends or others at little or no cost.  

A.4.5 Homeless 
An accurate assessment of the homeless population is difficult because of the 
transient nature of the population.  Many individuals are not visibly homeless, but 
move around in temporary living conditions.   

The County conducted a point-in-time count and prepared a series of independent 
homeless peer interviews as part of the 2015 Monterey County Homeless Census 
and Survey.  This survey used two methods for data collection: a point-in-time 
count on January 28, 2015 and a series of independent homeless peer interviews, 
as recommended by HUD.  The 2015 Monterey County Homeless Point-in-Time 
Census and Survey2 counted 1,630 unsheltered homeless people and an 
additional 678 people living in emergency shelters, transitional housing, and 
domestic violence shelters.  The final estimate of the 2015 Monterey County 
Homeless Census and Survey is 2,308 persons.  Of those, 6 unsheltered persons 
were identified as living in the City of Carmel-by-the-Sea.   

While no homeless shelter is located in Carmel, the Police Department refers 
homeless persons found within the City to Peninsula area shelters, including the 
Salvation Army/Monterey Peninsula Corps in Sand City and I-HELP, located in 
Seaside.  Officers have a list of resources for the unsheltered homeless persons 
including referral numbers for emergency medical services, mental health 
services, food services, shelter facilities, and services for veterans.  The City of 
Carmel does not have an official contractual agreement with these facilities.  The 
                                                
1 The California Department of Developmental Services reported the number of City residents receiving services 
as “less than 10” but the exact number is not available due to confidentiality requirements. 
2 http://www.appliedsurveyresearch.org/homelessness-reports/2014/8/13/i632hx7w90yp8vkihc9y2m4iqfpgad 
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Police Department and these shelters operate under common understanding that 
the existing shelters will accept homeless persons if there is capacity.   

A.4.6 Agricultural/Farm Workers 
Agricultural workers are defined as persons whose primary incomes are earned 
through seasonal agricultural work.  Agricultural workers have special housing 
needs because they typically earn lower incomes than other types of workers and 
move throughout the season from one harvest to another. According to recent 
Census estimates3, 12 persons, comprising less than one percent of Carmel-by-
the-Sea’s labor force, were employed in the agriculture, forestry, fishing and 
hunting, and mining industries. It is assumed that only a small percentage of 
persons employed in this industry are involved in active agricultural production and 
harvest. Therefore, there is no apparent or recognized need for farmworker 
housing in the City.  

A.4.7 Students 
The college student population in the area is another significant factor affecting 
housing demand.  Recent Census estimates reported that 249 residents of 
Carmel-by-the-Sea were college students, representing about seven percent of the 
City’s population.4  Near Carmel, the Middlebury Institute of International Studies 
at Monterey (MIIS) is located in the City of Monterey and the California State 
University, Monterey Bay (CSUMB) is located in the cities of Marina and Seaside.   

According to the CSUMB website, the student population has grown from 654 in 
1995 to over 6,600 in 2015.  Forty-five percent of the CSUMB students live in on-
campus apartments, residence halls, and family housing.   

According to the MIIS website, the student population consists of approximately 
725 students.  The MIIS does not have dormitories or on-campus housing.  
However, the school’s student services provide exclusive short-term & long-term 
rental databases to help students find housing.   

It is anticipated that some of Carmel’s college students attend CSUMB and MIIS, 
while others may commute to UC Santa Cruz or attend other universities or 
colleges located in the region.   

A.5 Affordable Housing 
A.5.1 Affordable Housing Inventory 

As of 2015, a total of 59 units provided affordable housing through a variety of 
local programs (Table A-22: Inventory of Assisted Rental Housing).  Each of these 
projects serves as an example of the methods and incentives used by the City to 
achieve production of affordable housing units.  

                                                
3 2009-2013 Census ACS, Table DP-03 
4 2009-2013 Census ACS, Table DP-02 
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Oliver White Building and Viejo Carmel 
In 1987, the City granted a use permit to the private property owner of a small site 
(4,000 sq. ft.) known as the Oliver White Building (Dolores northeast of Eighth).  
This permit authorized the construction of a mixed-use development with four 
residential units in the Residential and Limited Commercial (RC) District.  
Originally this site was developed with a single-story commercial building.  The 
owner and the City worked together through the permit process to achieve a 
second story of residential apartments at a density of 44 units per acre.  Since the 
project exceeded the base density of 33 units per acre, the applicant was required 
to provide one moderate-cost rental unit.  As part of the conditions of approval, the 
City did not permit the affordable unit to be converted to above-market-rate 
housing.   

The Viejo Carmel project (northwest corner of Junipero and Fourth Avenues) is a 
large example of infill development that provides affordable housing.  This 20,000-
square-foot site was occupied by semi-industrial uses and offices (welding shop, 
repair services, contractor’s office, etc.).  The City approved permits authorizing 
the site to be razed and redeveloped with ten condominiums and ten apartments 
at a density of 44 units per acre.  Without density bonuses, the site could only 
achieve 15 residential units.  With density bonuses, the developer gained three 
additional market rate units in exchange for providing 2 apartments reserved for 
low-income households.  In addition to the density bonus, the City reduced the 
parking requirement for the low-income housing units.  The applicant was required 
to preserve in perpetuity two rental units for low-income households 

Norton Court Apartments  
In 1986, the City adopted a Specific Plan for Norton Court and granted a use 
permit to the Carmel Foundation (a key non-profit community organization for 
seniors) to construct Norton Court Apartments for seniors.  As part of this 
development, the City entered into a 50-year agreement to lease the property for 
one dollar per year to the Carmel Foundation.  This amounts to a substantial land 
subsidy provided by the City that offsets part of the cost of developing housing. 
While the Specific Plan does require all the units to be occupied by seniors it did 
not specify that the units be restricted as low- and moderate-income housing.  
Rents are maintained as affordable to lower-income seniors strictly through private 
donations raised by the Carmel Foundation.  No direct public funding is involved.   

Trevett and Hazeltine Courts 
Trevett and Hazeltine Courts were developed with funding from the Carmel 
Foundation.  Rents are maintained as affordable to lower-income seniors with 
private donations raised by the Carmel Foundation.  No public funding is involved.   

San Carlos Lodge 
This site, located on San Carlos Street north of Fifth Avenue, was granted a use 
permit for a major addition and allowing the conversion of some existing 
apartments to transient motel units. As a condition of permit approval, the 
applicant retained two of the existing apartments as affordable housing for 
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moderate-income households on the property.  Use permit conditions do not allow 
these units to be converted to market-rate housing.   

Table A-22:  Inventory of Assisted Rental Housing 

Development Name Total Units 
Household 

Type Provided By Expiration of Affordability 

Oliver White Building 1 Moderate Density Bonus In perpetuity 

Viejo Carmel 2 Low Density Bonus In perpetuity 

Norton Court 24 Senior Low Lease Subsidy and Specific Plan Not applicable 

San Carlos Lodge 2 Any As part of motel conversion, the City 
required two affordable apartments In perpetuity. 

Trevett Court 9 Senior Private non-profit Not applicable 

Hazeltine Court 12 Senior Private non-profit Not applicable 

Hasegawa 1 Low Inclusionary In perpetuity 

Carl 1 Senior Inclusionary 2027 

Mandurrago 2 Senior Inclusionary In perpetuity 

Mandurrago 2 Senior Inclusionary 2020 

Gonzales 1 Low Inclusionary In perpetuity 

Ravel Corporation 1 Low Inclusionary In perpetuity 

Trini Iye 1 Moderate Inclusionary In perpetuity  

Total 55  

Source:  City of Carmel-by-the-Sea Community Planning and Building Department, 2015. 
 

The City is required by the California Coastal Act to track information regarding 
affordable housing units within the coastal zone. This analysis must include: 

x The number of housing units approved for construction after January 
1, 1982; 

x The number of units for persons and families of low and moderate 
income that have been required to be included in new housing 
developments within three miles of the coastal zone; 

x The number of existing units occupied by low- or moderate-income 
residents; and  

x The number of low- and moderate-income residential units that have 
been replaced, demolished or converted.  

The City’s housing stock is entirely located within three miles of the coastal zone. 
As shown in Table A-22: Inventory of Assisted Rental Housing, the City has a total 
of 59 affordable housing units, all constructed after 1982. No affordable housing 
units have been replaced, demolished or converted.  
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A.5.2 Potential Loss of Assisted Housing Units 
Housing units developed with public subsidies are an important source of 
affordable housing to lower-income households.  Preserving the long-term 
affordability of such housing units is the most cost-effective means for providing 
decent and affordable housing to lower-income households in a community.  
Recognizing this important resource, State Housing Element law requires that a 
jurisdiction examine the potential loss of publicly subsidized multi-family rental 
housing for lower-income households due to expiration of deed restrictions, 
affordability covenants, and/or subsidy contracts. 

Norton Court, Trevett Court, and Hazeltine Court are owned and operated by the 
Carmel Foundation, a non-profit organization which does not intend to convert the 
units to market rate housing within this Housing Element cycle.  Trevett Court and 
Hazeltine Court did not receive any public assistance and have no deed 
restrictions or affordability covenants.  While Norton Court receives a subsidized 
property lease, no use restriction was ever placed on the property to maintain the 
units as affordable housing.  Units in the Oliver White Building, Viejo Carmel, and 
San Carlos Lodge are restricted as affordable housing in perpetuity.  Therefore, no 
housing in Carmel-by-the-Sea that meets the State’s definitions of affordable 
housing are at-risk of losing affordability controls over the next ten years.  
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B CONSTRAINTS ON HOUSING PRODUCTION 
 

 

 

 

 

 

 

 

 

 

 

 

 

Market, governmental, infrastructure, and environmental factors may constrain the 
provision of adequate and affordable housing.  These constraints may result in 
housing that is not affordable to lower- and moderate-income households, or may 
render residential construction economically infeasible for developers. 

B.1 Governmental Constraints 
Local policies and regulations can impact the price and availability of housing and 
in particular, the provision of affordable housing.  Land use controls, site 
improvement requirements, fees and exactions, and permit processing procedures 
may present constraints to the maintenance, development and improvement of 
housing.  This section discusses potential governmental constraints in Carmel-by-
the-Sea.   

B.1.1 Land Use Controls 
The Land Use Element of the Carmel-by-the-Sea General Plan sets forth policies 
for development Citywide, including residential development.  These land use 
policies, coupled with zoning regulations, establish the amount and distribution of 
land for different uses.  Housing supply and costs are affected by the amount of 
land designated for residential use, the density at which residential development is 
permitted, and the standards that govern the character of development. 
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General Plan 

Every city in California is required to have a General Plan, which establishes its 
goals and policies for land use and development. The General Plan is the 
foundation of all land use controls in a jurisdiction. The Land Use Element of the 
General Plan identifies the location, distribution and density of the land uses within 
the City. Residential densities are expressed in dwelling units per acre (du/ac). 
The Carmel-by-the-Sea General Plan identifies two residential land use 
designations and two designations that include both commercial and residential 
uses.  Table B-1:  General Plan Residential Land Use Designations summarizes 
Carmel-by-the-Sea’s residential land use designations and their associated 
acreages and density ranges. 

Table B-1:  General Plan Residential Land Use Designations 

Designation Description 
Existing 
Acreage 

Permitted 
Density 

Single-Family Residential Intended to provide for single-family 
residential development at low densities. 

344.85 2 – 11  
du/ac 

Multi-Family Residential Intended to provide for multiple family 
residences at a high density. 

5.81 �33 du/ac 
�44 du/ac with 

affordable housing 
component 

Core Commercial Intended to provide for a wide range of 
retail and service uses in scale with the 
overall residential character of the 
community. 

11.71 �33 du/ac 

Residential/ Commercial Intended to provide for a mix of residential 
dwellings and a limited range of office and 
service uses in scale with the character of 
the community. 

18.06 �33 du/ac 

Source: City of Carmel-by-the-Sea General Plan. 
 

Depending on land costs, certain densities are needed to make a housing project 
economically feasible for people at various income levels.  

In 2004, Assembly Bill (AB) 2348 established “default” density standards.  If a local 
government has adopted density standards consistent with the established 
population criteria, sites with those density standards are accepted as appropriate 
for accommodating the jurisdiction’s share of regional housing need for lower-
income households.  For jurisdictions such as Carmel-by-the-Sea in suburban 
counties, the “default” density is 20 dwelling units per acre. 

Zoning Code 

The Zoning Code is the primary tool for implementing the General Plan.  It is 
designed to protect and promote public health, safety and welfare, as well as to 
promote quality design and quality of life.  The City of Carmel-by-the-Sea’s 
residential zoning designations control both the use and development standards of 
each residential parcel, thereby influencing the development of housing.  
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The Carmel-by-the-Sea Zoning Code provides for a variety of residential 
development types.  Table B-2:  Residential Land Use Controls summarizes the 
zoning districts that permit by-right residential development or residential 
development subject to a conditional use permit.  

Table B-2:  Residential Land Use Controls 

Zoning Code Designation Zoning 
District(s) Primary Residential Types 

Residential Low Density R-1 Single-family residential dwellings. 

Residential Low, Medium, and High 
Density Residential R-4 

Low to Medium density single-family detached dwellings are 
permitted. 
High-density multi-family residential dwellings including 
duplexes, apartments and condominiums are permitted via 
Conditional Use Permit.   

Commercial 
Low, Medium and High Density 
Residential 

CC, SC, RC Residential uses above commercial or on ground floor. 

Source: Carmel-by-the-Sea Zoning Code. 
 

The City has adopted a Subordinate Unit Ordinance that allows second units to be 
built in the R-1 district.  Two classes of new subordinate units can be constructed.  
Class 3 subordinate units are designed to facilitate the housing needs of persons 
with disabilities who find it necessary to live with or near a companion, but where 
separate, self-contained facilities are important to both parties.  Class 4 
subordinate units are established to provide affordable housing to low- or very-low-
income households as defined by California statutes.  (Class 1 and Class 2 
subordinate units apply to 271 existing units that pre-dated adoption of the 
ordinance). 

B.1.2 Residential Development Standards 
The largest zoning district in the City is the Single-Family Residential (R-1) District.  
Approximately half of the parcels in this zone are 4,000-square-foot lots.  The 
remaining lots reflect a wide diversity of larger sizes.  The Zoning Code 
establishes the maximum amount of residential floor area that can be developed 
on a single-family lot.  For the typical 4,000 square foot lot, the maximum above-
ground floor area with garage is 1,800 square feet with maximum site coverage of 
2,400 square feet. Additional floor space is allowed in basements through an 
incentive program.  For parcels over 4,000 square feet in area, the City uses a 
sliding scale to determine maximum floor area and site coverage.  Housing units 
within this district may contain up to two stories, plus a basement.  The maximum 
roof height of buildings is 18 feet for a single-story unit and 24 feet for a two-story 
unit.  Front and rear yard setbacks are generally established at 15 feet.  A variety 
of side yard setback combinations can be used to ensure that at no point will any 
structure occupy more than 75 percent of the lot width.   
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Carmel’s Zoning Code also allows for development of multi-family dwelling units.  
The R-4 District allows apartments and attached housing at a base density of up to 
33 units per acre, and up to 44 units per acre when affordable housing is provided. 

Residential uses are also allowed within each of the City’s commercial land use 
districts at a maximum density of 33 units per acre, with a bonus density of up to 
44 units per acre when a development includes affordable housing.  Buildings 
within this district may have up to two stories plus an underground garage.   

Floor area bonuses of five to ten percent may be granted to projects that include 
permanent apartments reserved for senior citizens and/or low- or very-low-income 
households.  Sites abutting or across the street from an R-4 or RC district require 
at least a five-foot front yard setback, while sites abutting or across from the R-1 
district require a front yard setback of 7.5 feet.  Sites abutting an R-1 or R-4 district 
require a rear setback of 10 feet.  Sites in other locations do not require a rear 
setback.  Buildings within this district may have up to two stories plus an 
underground garage.   
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Table B-3:  Summary of Zoning Requirements 

Zone 

Minimum 
Lot Area 
(Sq. Ft.) Maximum Lot Coverage 

Maximum Floor Area 
(Sq. Ft.) 

Maximum 
Building 
Height 

Minimum Front Yard 
(Ft.) 

Minimum 
Interior Side 

Yard (Ft.) 

Minimum 
Street Side 
Yard (Ft.) 

Minimum Rear Yard 
(Ft.) 

Residential Districts       

R-1 2,500 I 
4,000 22% of the base floor area 

Less than 45 percent of the 
area of the building site ii 

2,400 iii 

24 feet 
2 stories 15 3 5 15 

R-4 4,000 
33 units/acre 

44 units/acre with density bonus 
N/A 26 feet 

2 stories 

No setback. 
5 – if across from R-4, 

RC; 7.5 across from R-1 
No setback iv N/A 

No setback 
10 – if abutting R-1 or R-4 

Buildings shall not be less than six feet from any other building on the same site. 
Commercial Districts       

CC N/A 
One story – 95% of the site area 
Two story – 135% of the site area 

150% with 15% bonus 
N/A 30 feet 

2 stories 

No setback. 
5 – if across from R-4, 

RC; 7.5 across from R-1 
No setback iv N/A 

No setback 
10 – if abutting R-1 or R-4 

SC N/A 
One story – 95% of the site area 
Two story – 135% of the site area 

150% with 15% bonus 
N/A 30 feet 

2 stories 

No setback. 
5 – if across from R-4, 

RC; 7.5 across from R-1 
No setback iv N/A 

No setback 
10 – if abutting R-1 or R-4 

RC N/A 
One story – 70% of the site area 
Two story – 80% of the site area 

95% with 15% bonus 
N/A 26 feet 

2 stories 

No setback. 
5 – if across from R-4, 

RC; 7.5 across from R-1 
No setback iv N/A 

No setback 
10 – if abutting R-1 or R-4 

I Lots of record in existence on February 4, 1948. 
Ii Applies to sites less than 4,000 square feet. 
Iii The maximum potential floor area on a site is the sum of the base floor area plus any bonus floor area.  The City uses a sliding scale to determine maximum floor area and site coverage. 
IV If abutting R-4 or RC district a side yard setback of at least 5 feet along at least 50% of each side property line.  The remaining 50% requires no setback unless the faces a public street.  Any site abutting R-1 district  requires 
 a setback of five feet along entire sideyard.  

Source: City of Carmel-by-the-Sea Municipal Code, Chapter 17. 
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B.1.3 Parking Standards 
The Zoning Code also establishes parking requirements for each zoning district.  
In the R-1 District, one parking space per dwelling must be provided on sites of 
8,000 square feet or less in area and two parking spaces per dwelling on sites 
larger than 8,000 square feet in area.  One parking space must also be provided 
for each guesthouse.  Requirements for other districts are listed below in Table B-
3:  Parking Standards. 

Table B-3:  Parking Standards 

Land Use 
Basis for 

Requirement R4 CC SC RC 

Permanent Residential Use Spaces per Unit 1.5 1.0 1.0 1.5 

Affordable Housing for 
Moderate, Low, or Very Low 
Income 

Spaces per Unit 0.5 0.5 0.5 0.5 

Senior Housing, Cooperative 
Housing or Group Care 
Facilities 

Spaces per Unit 0.33 0.33 0.33 0.33 

Nursing Home or Other 
Residential Care Facilities 

Spaces per Patient or 
Resident 0.33 N/A 0.33 0.33 

Transient Residential Spaces per Rental Unit 1.0 1.0 1.0 1.0 

Source:  City of Carmel-by-the-Sea Zoning Code, 2015. 
 

B.2 Provisions for a Variety of Housing 
Housing Element law specifies that jurisdictions must identify sites to be made 
available through appropriate zoning and implement development standards to 
encourage and facilitate the development of housing for all economic segments of 
the community.  This includes single-family homes, multi-family housing, 
manufactured housing, transitional and supportive housing, farm worker housing, 
and emergency shelters. 

Table B-4: Residential Uses Permitted in Major Zones summarizes the housing 
types permitted by-right, conditionally permitted or prohibited in the City by zone.  
In addition to single-family and multifamily houses, the City also permits or 
conditionally permits subordinate units, senior citizen housing, community care 
facilities, community social service facilities, residential care facilities, and 
transitional and supportive housing in many of the residential and non-residential 
zones. The City permits mobile homes as a single-family residential use, subject 
only to the design review requirements as any other single-family residential use in 
the same zone. 

A conditional use permit is required for multi-family projects with densities greater 
than 22 du/ac. The conditional use permit review process is concurrent with the 
City’s design review process so no additional time is needed. The following 
standard findings are required for all conditional use permits: 
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x That the proposed use will not be in conflict with the City’s General Plan.  

x That the proposed use will comply with all zoning standards applicable to the 
use and zoning district.  

x That granting the use permit will not set a precedent for the approval of similar 
uses whose incremental effect will be detrimental to the City, or will be in 
conflict with the General Plan.  

x That the proposed use will not make excessive demands on the provision of 
public services, including water supply, sewer capacity, energy supply, 
communication facilities, police protection, and fire protection.  

x That the proposed use will not be injurious to public health, safety or welfare.  

x That the proposed use will be compatible with surrounding land uses and will 
not conflict with the purpose established for the district within which it will be 
located.  

x That the proposed use will not generate adverse impacts affecting health, 
safety, or welfare of neighboring properties or uses.  

Based on the number of projects that have been approved with densities above 22 
du/ac (see Section A.5.1. Affordable Housing Inventory), the City has not found the 
conditional use requirement to negatively impact the cost or supply of multi-family 
housing. The conditional use permit allows the City to permit development of 
higher-density multi-family projects while ensuring negative impacts to the 
surrounding neighborhood are minimized or eliminated.  
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Table B-4:  Residential Uses Permitted In Major Zones 

Zone Single 
Family 

Multiple Family Subordinate Units Senior 
Citizen 

Housing 

Community 
Care 

Facilities 

Community 
Social 

Service 
Facilities 

Residential Care 
Facilities 

Transitional 
& 

Supportive 
Housing  0-22 

du/ac 
>22 

du/ac I II III IV 
General Limited Senior 

Residential Districts              

R-1 P --- --- P P C P L-3 --- C-1 --- L-3 --- * 

R-4 P P C --- --- --- --- P L-2 L-2 --- P C * 

Commercial Districts              

CC P P C --- --- --- --- P P P --- P --- * 

SC P P C --- --- --- --- P P P C P C * 

RC P P C --- --- --- --- P P P C P C * 

P = Permitted by Right;    
C = Conditional Use Permit Required;    
“—“ = Not listed for the zone; 
* = Permitted subject to the same requirements as apply to other residential dwellings of the same type in the same zone 
L# = Limited # 
 1. Allowed only on existing quasi-public use sites established prior to December 1, 1980, or added as an accessory use to such existing uses. 
 2. Limited to existing commercial spaces established prior to 1993 and occupied by commercial uses continuously since that time. 
 3. Limited to occupancy within a single-family residence. 
Source: City of Carmel-by-the-Sea  Municipal Code Chapter 17, 2015 
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B.2.1 Facilitating Special Needs Housing 
Carmel-by-the-Sea has adopted policies to proactively facilitate and encourage 
special needs housing throughout the community.  These policies are designed to 
ensure that all persons have the opportunity to find suitable housing.  The 
following details provisions of the Zoning Code allowing for special needs housing. 

Agricultural/Farm Workers Housing 

The City does not have any land zoned for agriculture or housing exclusively for 
farmworkers.  However, recent Census data estimated that only 12 residents of 
Carmel-by-the-Sea were employed in farming, fishing, and forestry occupations.  
Therefore, no specific policy or program is currently needed to address farm 
worker housing.   

Emergency Shelters and Transitional/Supportive Housing 

Emergency shelters for the homeless is defined as a residential facility, lodging 
house, or dwelling, where no rent is paid, that provides temporary accommodation 
to homeless persons and/or families.  Pursuant to State law (SB 2), jurisdictions 
with an unmet need for emergency shelters are required to identify a zone(s) 
where emergency shelters will be allowed as a permitted use without a conditional 
use permit or other discretionary permit. The identified zone must have sufficient 
capacity to accommodate the shelter need, and at a minimum provide capacity for 
at least one year-round shelter. Permit processing, development and management 
standards for emergency shelters must be objective and facilitate the development 
of, or conversion to, emergency shelters. 

As described in Appendix A - Needs Assessment, the Police Department 
estimates there are three transient residents in the City.  There are no emergency 
shelters located in the City.  However, the Zoning Code allows siting of emergency 
shelters as community social service facilities, which are defined as “Any 
noncommercial housing facility, such as homeless shelters or emergency shelters, 
which may also provide meals, showers, and/or laundry facilities. Specialized 
programs and services related to the needs of the residents may also be provided. 
This classification excludes transitional housing facilities that provide long-term 
living accommodations.”  Community social service facilities are permitted by-right 
in the CC, SC, and RC districts as well as with a CUP in the R-1 and R-4 districts.  
In addition, shelters for families and single women with children are permitted at all 
churches in the community as a part of their social outreach functions.  Religious 
facilities are conditionally permitted in the R-1 district (only on existing quasi-public 
use sites established prior to December 1, 1980, or added as an accessory use to 
such existing uses) and allowed with a conditional use permit (CUP) in the RC 
district.   

The Zoning Code allows supportive and transitional housing subject only to the 
same standards and procedures as apply to other dwellings of the same type in 
the same zone consistent with the provisions of SB 2.  
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Senior Housing 

Senior Housing refers to housing provided for senior citizens as defined by the 
State of California.  Senior housing is permitted in the CC, SC, RC and R4 districts 
and permitted by CUP in the R-1 district.   

Community Care Facilities 

Community care facilities refers to facilities providing non-medical care and 
supervision under license from the California Department of Social Services.  This 
classification excludes hospitals, residential care facilities, family day care homes, 
day care centers, and transitional housing.  Community care facilities are permitted 
in the CC, SC, and RC districts as well as by CUP in the R-4 district. 

Residential Care Facilities 

Residential care facilities include facilities that are licensed by the State of 
California to provide living accommodations and 24-hour, primarily non-medical 
care and supervision for persons in need of personal services, supervision, 
protection, or assistance.  Living accommodations are shared living quarters with 
or without separate kitchens or bathrooms for each room or unit.  This 
classification includes facilities that are operated for profit as well as those 
operated by public or nonprofit institutions. 

Residential care facilities include three subgroups discussed below.  

General 

“General” refers to a residential care facility providing 24-hour non-medical care for 
more than six persons in need of personal services, supervision, protection, or 
assistance. This classification includes hospices, board and care homes, and 
similar establishments that are licensed by the State of California.  General 
residential care facilities are permitted with a CUP in the CC and RC districts. 

Limited 

“Limited” refers to a residential care facility providing 24-hour non-medical care for 
six or fewer persons in need of personal services, supervision, protection, or 
assistance essential for sustaining the activities of daily living. This classification 
includes only those facilities licensed for residential care by the State of California.  
Limited residential care facilities are permitted subject to the same standards as 
apply to other dwellings of the same type in the same zone. 

Senior 

“Senior” refers to a residential care facility providing 24-hour medical or non-
medical care for more than six persons 60 years of age or older in need of 
personal services, supervision, protection, or assistance for sustaining the 
activities of daily living. This classification includes nursing homes for the elderly, 
life care or continuing care homes, and similar facilities licensed for residential 
care by the State of California.  Senior residential care facilities are permitted with 
a CUP in the SC, RC, and R-4 districts. 
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Single-Room Occupancy 
The City’s Zoning Code does not explicitly define single room occupancy housing, 
although section 17.8.5(E) allows multifamily units as small as 400 square feet.  
The Code also requires that all multifamily projects of three or more units include a 
mix of unit sizes, and at least 25 percent of all units are required to be 400 to 650 
square feet in size.  

Group Homes 
The Zoning Code defines group residential as “Shared living quarters without 
separate kitchens or bathrooms for each room or unit, including boardinghouses, 
dormitories, and private residential clubs, but excluding guesthouses.” As 
described above, state-licensed group homes are permitted under the regulations 
for Community Care Facilities and Residential Care Facilities. Unlicensed group 
homes are not currently identified as a permitted use in any zoning district. 
Program 3-5.4.b includes a commitment to process a Zoning Code amendment to 
identify appropriate locations and standards for unlicensed group homes. 

Manufactured Housing 
Pursuant to State law, the City allows manufactured housing on a permanent 
foundation in all residential zones.  Such housing is subject to the same 
development standards and design review criteria as wood-frame housing.  

Housing for Persons with Disabilities 
The U.S. Census Bureau defines persons with disabilities as those with a long-
lasting physical, mental or emotional condition.  This condition can make it difficult 
for a person to perform certain activities such as seeing, hearing, talking, walking, 
climbing stairs, lifting or carrying, or difficulty with certain social functions.  This 
condition can also impede a person from being able to go outside the home alone 
or to work at a job or business.  

Reasonable Accommodation Procedures 

Council Policy C11-01 establishes procedures for providing reasonable 
accommodation in the application of zoning and building regulations for persons 
with disabilities in conformance with state law.  

Zoning Regulations 

The City has not identified any zoning or other land-use regulations that could 
discriminate against persons with disabilities or impede the availability of such 
housing for these individuals. 

Examples of the ways in which the City facilitates housing for persons with 
disabilities through its regulatory and permitting procedures are:  

� As discussed above, the City Zoning Code allows residential care 
facilities for six or fewer persons subject to the same standards and 
procedures as apply to other residential dwellings of the same type in 
the same zone.   
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� The City has also adopted reduced parking requirements (0.33-space 
per unit or bed) for Senior Housing, Cooperative Housing, Group Care 
Facilities, Nursing Homes and Other Residential Care Facilities.  
Retrofitting of dwellings to meet the needs of persons with disabilities 
is also an eligible activity under the City’s Housing Rehabilitation 
Program.  Construction and rehabilitation activities are also subject to 
the Federal Americans with Disabilities Act requirements and the City 
is active in promoting ADA compliance. 

� The City defines family as “an individual or two or more persons living 
together as a single nonprofit housekeeping unit and sharing common 
living, sleeping, cooking, and eating facilities,” which is consistent with 
State law.   

B.2.2 Flexible Development Standards 
Carmel-by-the-Sea’s Zoning Code includes provisions for flexible development 
standards.  This flexibility can be an important means to address important goals 
and objectives of the City, such as providing affordable housing for all income 
groups. 

Mixed-Use Development 

The R-4, CC, SC, and RC zoning districts allow for residential development in 
conjunction with office and/or commercial uses; otherwise known as mixed-use 
development.  This form of development has been used successfully to combine 
apartments with retail and offices throughout Carmel’s downtown area. 

Subordinate Units 

The Zoning Ordinance implements State law by providing guidelines for provision 
of second units on single-family lots as a source of affordable housing while 
preserving the existing residential character of the neighborhood.  Subordinate 
units are allowed on lots of 8,000 square feet and larger.  Owners of lots 
developed with both a primary dwelling and a subordinate unit can live in either 
unit or can rent both units. Program 3-5.3.c includes the review of current 
subordinate unit regulations to evaluate whether changes are needed to better 
facilitate the production of additional units.  

Reduced Parking Requirements 

The City provides five options for meeting parking requirements: (1) on-site 
surface parking; (2) on-site underground parking; (3) off-site parking if surplus 
parking on some nearby site is dedicated to a development project; (4) payment of 
fees in-lieu of parking if site conditions make on-site parking difficult; and (5) 
shared parking  for mixed-use projects.  In addition, the City requires 0.5 spaces 
per unit for affordable housing compared with 1 to 1.5 spaces per unit for market-
rate units.   

In summary, the City of Carmel-by-the-Sea provides flexible tools in its Zoning 
Code to facilitate and encourage infill development and housing opportunities in 
single-family, multi-family, and commercial zones.  These tools can be used to 
help reduce the cost of housing.   
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B.2.3 Programs to Achieve Housing Affordability 
Carmel-by the Sea provides several tools to encourage the production of 
affordable housing.  These programs help achieve diversity and balance of 
housing types that are affordable to all economic segments of the community.  The 
primary tools Carmel uses to ensure affordable housing are: 

Density Bonus Program 

The City has adopted a 33 percent density bonus for projects that include 
affordable housing units.   

For residential projects at densities between 33 and 44 units the Zoning Code 
requires that at least one of the following three standards be met:  

� At least 20 percent of all units on the site will be used as housing for 
“lower-income households;” or 

� At least 10 percent of all units on the site will be used as housing for 
“very low-income households;” or 

� At least 50 percent of all dwellings units on the site will be used as 
housing for “senior citizens” as established in California Housing 
Statutes. 

 
Due to lack of water, the City has processed very few multi-family projects over the 
past five years.  However, most of the projects the City has approved in recent 
years have included affordable units to qualify for a density bonus.  While there 
have been no significant problems in implementation, certain aspects of the 
program may not encourage the development of very low-income units as well as 
low-income units, which may conflict with the intent of State law.  The last update 
to the Housing Element provided a program that would reflect the provisions and 
intent of State law by altering the way that density bonus units are calculated.  
However, this program was not implemented.  Therefore, the fractions of units 
continue to be rounded down, creating disparities between lots of different sizes.  
A Zoning Code amendment is being processed concurrently with adoption of this 
Housing Element to revise the City’s density bonus regulations consistent with 
state law. 

Mixed-Use Development Floor Area Bonuses 

The Zoning Code provides for floor area bonuses for mixed-use projects in all 
commercial districts and the R-4 district that include housing for lower-income 
households.  Table B-5: Affordable Housing Bonuses summarizes the 
requirements and bonuses awarded to projects based on affordability level. 
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Table B-5:  Affordable Housing Bonuses 

Affordability /  
Income Level 1 

Unit Requirement Floor Area Bonus 

Moderate Income At least 25 percent of units 
reserved for moderate income 

Up to 5 percent 

Low Income At least 20 percent of units 
reserved for low income 

Up to 10 percent 

Very Low Income At least 10 percent of units 
reserved for very low income 

Up to 15 percent 

Notes:   
1  The Zoning Code uses AMBAG’s definitions of the income levels.  
Source:  City of Carmel-by-the-Sea Zoning Code, 2015.   

 

Reduced Development Fees 

The City’s fee schedule discounts planning and building fees proportional to the 
percentage of the development devoted to affordable units.  For example, a project 
including ten percent affordable units, receives a ten percent discount on 
development fees. 

Expedited Permit Processing 

Little backlog exists in the City's development review process.  However, the City 
moves projects with affordable housing ahead of other projects in the development 
processing queue when setting development review agendas.  Due to Permit 
Streamlining law, this incentive is less powerful than it once was.  However, it may 
reduce review time by as much as a month.  Even this minor benefit attracts 
developer attention during pre-application meetings.  Projects that include 
affordable housing are also expedited through the plan check process.  

Reduced Parking Requirements for Affordable Housing 

The City has adopted a reduced parking requirement for developments that 
include affordable housing (refer to Table B-3: Parking Standards).  Parking costs 
contribute significantly to the cost of development in Carmel-by-the-Sea and this 
flexibility often makes affordable housing more feasible.   

The combined effect of programs in the Carmel-by-the-Sea Zoning Code facilitates 
the production of affordable housing and encourages developers to include 
affordable units in new development projects.   

B.3 Building Codes and Enforcement 
Building and safety codes are adopted to preserve public health and safety, and 
ensure the construction of safe and decent housing.  These codes and standards 
also have the potential to increase the cost of housing construction or 
maintenance.  
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B.3.1 Building Codes 
Carmel-by-the-Sea has adopted the 2013 California Building Codes, which 
establish construction standards for all residential buildings. The Building Codes 
are designed to protect the public health, safety and welfare.  The City amends the 
Building Codes as needed to further define requirements based on unique local 
conditions.  

The City’s adopted amendments to the 2013 California Building Code provide for 
the following: 

� In cases where structures are abandoned, they will be abated in the 
interests of public health, safety and welfare. A building or structure is 
deemed abandoned if such damaged building or structure is unusable 
for any permitted use as it existed prior to damage, for four 
consecutive months. 

� Buildings or structures relocated or moved within the City limits do not 
need to comply with the requirements of a new building.   

� A certification of occupancy cannot be issued until the driveway, 
approach, planning, zoning and Fire Department requirements have 
been completed and approved. 

� Openings in Exterior Walls located opposite the following groups and 
commercial zones are not permitted if there is less than 3 feet from 
the property boundary (Group A, E, I, B, M, and R) and protected 
(Group A, E, I, B, and M) if that distance is less than 6 feet. 
(“Protected” openings mean wire glass non-operable windows and 
solid core one and three-quarter-inch rated self-closing fire doors. 

� When there is a change in ownership of any Group R, Division 3 
occupancy (dwellings and lodging houses), a smoke detector 
installation is required. 

� For all buildings in the City, any new roof covering, or any roof 
covering in the event of re-roofing of 25 percent or more of any 
existing roof, is required to be of a fire-retardant material. 

� All sites where grading and/or excavation are conducted are required 
to adhere to the latest edition of the California Building Code. In 
addition, the following requirements have to be met: 

o When the fill or excavation exceeds 50 cubic yards a 
bond of $1,000 has to be obtained to ensure the public 
way and property is maintained clear and in a clean 
manner. 

o Tree protection, drainage and erosion controls are 
required to be in place prior to, and during, all work, 
until completion of the project. 
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Code compliance is a division of the Community Planning and Building 
Department and is managed by the Planning Director. The City employs two part-
time code compliance officers who make a proactive effort to educate property 
owners and local contractors on the City’s regulations. In addition, code 
compliance officers operate on a reactive basis. When a violation on a property is 
either reported or discovered, a violation notice is sent to the property owner. The 
property owner is given the option to apply for a permit, if applicable, to correct the 
violation or to remove the violation.  

Based on its analysis, the City finds that the adopted Building Code and Zoning 
Code enforcement activities are not constraints to the development, maintenance 
or preservation of housing.  

B.3.2 Americans with Disabilities Act 
The Fair Housing Act of 1998 (FHA) and the Americans with Disabilities Act (ADA) 
are federal laws intended to assist in providing safe and accessible housing.  ADA 
provisions include requirements for a minimum percentage of units in new 
developments to be fully accessible for persons with physical disabilities. 
Compliance with these regulations may increase the cost of housing construction 
as well as the cost of rehabilitating older units, which may be required to comply 
with current codes.  However, the enforcement of ADA requirements is not at the 
discretion of the City, but is mandated under federal law.  

B.4 Planning and Development Fees 
B.4.1 Planning Fees 

The City charges fees and assessments to cover the costs of processing permits.  
Table B-6: Typical Residential Planning Fees summarizes these costs. The City 
does not charge any development impact fees.   

Table B-6:  Typical Residential Planning Fees 

Development Process 
Fee 

Single Family Multi-Family 

Administrative Permits $140 - $370 $155 - $408 

Preliminary Site Assessment $300 $335 

Residential Design Study  $1,425 $1,650 

Demolition $200 $200 

Conditional Use Permits $595 - $760 $614 - $785 

Environmental Review $2,800 $2,893 

Planning Studies (noise, traffic, etc.) $2,800 $2,893 

Building Permits Varies by construction value Varies by construction value 

Source: City of Carmel-by-the-Sea Planning Department, 2015. 
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Table B-7: Typical Total Planning, Development and Impact Fees summarizes the 
costs for a typical single-family project, small multi-family project and large multi-
family project. The single-family and small multi-family project fees are based on 
recent projects that are typical examples of the size and scale of projects in 
Carmel. The single-family fees assume demolition of an existing unit and 
construction of a 1,800-square-foot house. The small multi-family fees assume 
conversion of a second floor commercial space to two residential condos. The 
large multi-family project is based on demolition of a 9-unit building and 
replacement with a 14-unit building with a total of 8,700 square feet and a 
underground garage. This larger project is less common in Carmel.  

Table B-7:  Typical Total Planning, Development and Impact Fees 

Development 
Process/Fee 

Single Family1 Small Multi-Family2 Large Multi-Family3 

Design Review/Coastal 
Permit 

$1,425 $825 $118 

Use Permit -- -- $54 

Demo Permit $200 -- $14 

Plan Check Fee $1,738 $850 $436 

Building Permit Fee $2,673 $1,335 $671 

School Fees $882 $735 $490 

Strong Motion Fee $47 $39 $20 

Building Standards Fee $20 $16 $8 

Road Impact Fee $3,719 $3,099 $1,550 

Total (per unit) $10,704 $6,899 $3,361 

Est. % of Total 
Development Code 1% 1% 1% 

Notes:  
1. Assumes an 1,800-sf house with a valuation of $360,000 
2. Assumes 2 condos averaging 1,500 sf with a valuation of $300,000 each 
3. Assumes a 14-unit apartment building averaging 620 sf with a valuation of $100,000 each 
Source: City of Carmel-by-the-Sea Planning Department, 2015. 

 

B.5 Local Processing and Permit Procedures 
Given the water constraints and lack of vacant land, proposals for development in 
the City, particularly for residential development, have been limited. Therefore, the 
local processing time is not delayed by backlog. Typically, the City's processing 
time is approximately three to four months for the development of a single-family 
home and six to eight months for a multi-family or mixed-use development, which 
includes projects requiring design studies, use permits, or coastal development 
permits. Table B-8: Review/Approval Requirements and Processing Times 
summarizes the types of permits the City requires for various types of projects and 
the typical time required for permit review and approval.  
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Table B-8:  Review/Approval Requirements and Processing Times 

Zoning District 
Design 
Study 

Use 
Permit 

CDP* Typical 
Processing 

Time** 

R-1 

Single family residence ¥  ¥ 6-7 months 

Subordinate unit ¥  ¥ 4-6 months 

Guest house ¥ ¥ ¥ 4-6 months 

Building sites exceeding 30 percent slope ¥ ¥ ¥ 6-7 months 

R-4 

Single family residences ¥  ¥ 6-7 months 

Multifamily residences 0-22 units/acre ¥  ¥ 8-10 months 

Multifamily residents residences 23-44 
units/acre 

¥ ¥ ¥ 8-10 months 

Commercial Districts 

Multifamily residences 0-22 units/acre ¥  ¥ 8-10 months 

Multifamily residents residences 23-44 
units/acre 

¥ ¥ ¥ 8-10 months 

Note:  
* CDP – Coastal Development Permit – Required for all projects that increase the height and/or floor area on an 
existing structure by 10 percent or more. 
** Includes building plan check 

 

Source: City of Carmel-by-the-Sea Community Planning and Building Department, 2015.    
 

A preliminary site assessment (PSA) for the property on which the project will 
occur is required prior to application submittal.  The PSA is prepared by the City 
Forester and Planning staff and identifies the opportunities and constraints of the 
site.  By designing a project that responds to the PSA, the applicant has the 
opportunity to expedite the application process by mitigating potential project 
impacts prior to submitting an application.   

New residential development requires approval of a Design Study.  A Use Permit 
and Coastal Development Permit (CDP) may also be required and are processed 
concurrently with the Design Study.   

Design Study applications are required to achieve consistency with residential 
zoning standards and are evaluated using the City’s Residential Design 
Guidelines.  Early in the development review process, the City makes available to 
applicants the Residential Design Guidelines as codified in the Zoning Code, a list 
of required application materials, applicable zoning standards, and a list of 
required findings for approval. These materials clearly delineate the standards and 
guidelines by which each project is measured.  As explained in the Design 
Guidelines, the primary purpose of the design review process is to ensure that 
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projects enhance and maintain the City's residential village character.  The 
following are examples of issues considered during the Design Review process: 

� Site and building design with respect to topography, vegetation, public 
and private views, site drainage and erosion, and solar access;  

� Compatibility with adjacent uses in terms of bulk, scale, massing, 
architecture, and privacy; and 

� Landscaping that is drought tolerant, consistent with the neighborhood 
character, and consistent with the City's Urbanized Forest objectives.   

 
A Track 2 Design Study requires two hearings: Concept Review and Final Review. 
At Concept Review, the reviewing body analyzes the project in terms of its impact 
on the urban forest; neighborhood character; topography; open space; privacy, 
views, light and air; parking and access; and building mass and scale. The Final 
Review measures the project’s consistency with the building and landscape design 
guidelines. Required findings and standard conditions are attached to each Design 
Study approval. A volume study is also required, which is completed by one of the 
City’s consulting architects. The study begins after the Concept Review phase and 
typically takes two weeks to complete. The Track 2 Design Study application 
requires at least two to three months to process. Track 2 Design Study is a 
discretionary review process for projects that require a public hearing. Projects that 
require a Track 2 Design Study, demolition permit, use permit, variance, or other 
land use permit or environmental review are reviewed by the Planning 
Commission. All Track 2 projects are subject to the coastal development permit 
requirements of the certified LCP, and a Track 2 Design Study approval 
constitutes a coastal development permit. All Track 2 projects require public notice 
and a hearing. 

A Use Permit or CDP requires review by the Planning Commission.  These permit 
applications are processed concurrently with the Design Study and do not add to 
the total process timeframe.  Additional findings are required for approval of a Use 
Permit and CDP, including consistency with General Plan and Local Coastal Plan 
policies.  These required findings are listed in the Zoning Code and focus on 
physical design, configuration, bulk, architecture, placement on the lot, impacts on 
trees, compatibility with the size and scale of surrounding buildings, etc. and do 
not consider the use itself.  

The City has adopted a Local Coastal Program/Land Use Plan (LCP) that sets 
goals and policies for development within the Coastal Zone.  The California 
Coastal Commission has certified that the LCP meets the coastal zone 
requirements, which enables the City to issue Coastal Development Permits.  This 
allows the City to process projects more quickly than would occur with Coastal 
Commission review.   

The permit processing and approval process may increase the cost of 
development.  To reduce constraints to the production, maintenance and 
improvement of housing, the City uses expedited review for projects that include 

328



City of Carmel-by-the-Sea 2015-2023 Housing Element  
Appendix B:  Constraints on Housing Production 

 

 
Page B-20 Draft | November 2015 

affordable housing units and offers incentives such as and reduced planning fees 
to offset costs.  

B.5.1 Environmental Review Process 
State regulations require environmental review of proposed discretionary projects 
(e.g., subdivision maps, use permits, etc.).  Costs resulting from fees charged by 
local government and private consultants needed to complete the environmental 
analysis, and from delays caused by the mandated public review periods, are also 
added to the cost of housing and passed on to the consumer.  However, the 
presence of these regulations helps preserve the environment and ensure 
environmental safety to residents of Carmel-by-the-Sea. 

B.6  Environmental and Infrastructure Constraints 
B.6.1 Environmental Constraints 

Environmental constraints affecting housing include geologic and seismic 
conditions and fire hazards, which are a threat to the built environment.  However, 
the primary environmental constraint to the development of housing in Carmel-by-
the-Sea is the limited water supply.  These constraints are discussed in detail 
below. 

Fire Hazard 

Carmel-by-the-Sea is often referred to as 
a “Village in the Forest,” due to its 
extensive urban forest.  The high density 
of structures within the Carmel residential 
areas and business district among 
numerous trees increase the fire hazard.  
In addition, the Pescadero Canyon, Del 
Monte Forest, and Mission Trails Park 
located adjacent to the City, introduces 
the possibility of a wildland fire.  The 
California Department of Forestry and Fire 
Protection Fire Hazard Severity Zone 
Local Responsibility Areas (LRA) map for 
Carmel-by-the-Sea, identifies a large area 
encompassing northern and eastern 
portions of the City as a Very High Fire 
Hazard Severity Zone.  In such zones, 
roofs and exterior walls of new buildings 
must be made of noncombustible 
materials. 

The City of Carmel-by-the-Sea is part of a regional coordination effort with other 
Monterey County cities, including Pacific Grove and Monterey.  These neighboring 
agencies provide aid to each other on an as-needed basis.  
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Geologic and Seismic Hazards 

The entire California Coast and Coast Range area is prone to earthquakes.  Based 
on history, the probability of a moderate or high magnitude earthquake occurring in 
the greater Monterey region in the next few decades is quite likely.  Faults that 
could present hazards to Carmel-by-the-Sea during an earthquake event include 
the following active or potentially active faults: San Andreas, San Gregorio-Palo 
Colorado, Chupines, Navy, and Cypress Point.  The San Andreas and San 
Gregorio faults are two dominant faults within the Monterey County region that are 
considered active with evidence of historic or recent movement.   

While the seismic hazards cannot be eliminated, there are a number of regulations 
that reduce the impact of these hazards.  The Alquist-Priolo Earthquake Fault 
Zoning Act was passed in 1972 to mitigate the hazard of surface faulting to 
structures for human occupancy, by preventing the construction of buildings used 
for human occupancy on the surface trace of active faults.  The California Building 
Code includes provisions associated with engineering design and building 
requirements that address seismic hazards.  In addition, the City of Carmel-by-the-
Sea General Plan includes policies addressing hazards from seismic activity.  

B.6.2 Infrastructure Constraints 
Water Supply 

The primary infrastructure constraint to the development of housing in Carmel is 
the lack of water. The lack of an available water supply continues to limit growth in 
Carmel and throughout the Monterey Peninsula region.   

Carmel is under the jurisdiction of the Monterey Peninsula Water Management 
District (MPWMD) and receives its water from the California-American Water 
Company (Cal-Am). The MPWMD has permit authority over the production and 
distribution of all water supplies within the Monterey Peninsula region, and 
allocates water supplies to cities and County areas within its jurisdiction.  Water 
service by Cal-Am is constrained by State Water Resources Control Board 
(SWRCB) Order WR 95-10, which determined that approximately 70 percent of 
Cal-Am supply is based on unlawful diversion from the Carmel River.  Order 95-10 
requires that any new water supply be used to reduce diversions from the Carmel 
River prior to allowing new users.  Furthermore, SWRCB issued a Cease and 
Desist order to Cal-Am in 2008 to further restrict water use, up to an additional 50 
percent, if upheld. 

Since 1993, MPWMD has been given a single, lump-sum supply of Cal-AM water 
to allocate proportionately to the jurisdictions within its boundaries.  As of February 
2008, 121 of the 342 acre feet of water remain.  Some jurisdictions, like the City of 
Del Rey Oaks, has used up its allocated amount of water, while Carmel-by-the-
Sea is close to expending its respective allocation. 

There are five projects currently under discussion as options for providing a new 
water supply, including desalination, groundwater replenishment, aquifer storage 
and recovery in the Seaside Basin, and potential expansion of the Los Padres 
Reservoir to meet the existing and future water needs of North Monterey County. 
However, though these water projects may be able to accommodate planned 
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growth, they would not be in place during the current Housing Element planning 
period due to the required technical studies, environmental review, and concurrent 
financing issues.  

With regard to more immediate water supply, there is currently a project proposed 
by the Eastwood Trust that would provide Carmel-by-the-Sea with approximately 
80 acre-feet annually (AFA) of water for potable use. The Eastwood Trust was 
approved to amend its Water Right License (License 13868), which originally 
authorized the diversion up to 0.45 cubic feet per second (cfs) of water from the 
subterranean stream of the Carmel River, for a maximum of 131.8 AFA of water. 
Water was diverted under License 13868 from two wells, and authorized to be 
used for the purpose of irrigation in a place of use consisting of 99 acres of land 
located within the Carmel River watershed on a property known as the 
Eastwood/Odello Ranch, part of the original Coast Ranch. In July 2015, the State 
Water Board split License 13868 into two new licenses: Licenses 13868A and 
13868B. License 13868A authorizes the municipal use of 85.6 acre feet per year 
for existing lots of record within the parts of Cal-Am’s service area that are within 
the Carmel River watershed or the City of Carmel-by-the-Sea. After adjustment for 
system losses, License 13868A will allow a Water Entitlement of 80 AFA. License 
13868B dedicates the remaining portion of the existing water rights to in-stream 
uses.  

On July 3, 2015, the State Water Board certified the final EIR for the project.  On 
August 17, 2015, the Monterey Peninsula Water Management District Board 
adopted Ordinance No. 165, establishing a Water Entitlement, which would allow 
Carmel-by-Sea residents to potentially purchase water rights in order to develop 
legal lots of record that are currently vacant.  Table 2-2 of the Housing Element 
identifies vacant lots that could potentially be developed with 74 new residential 
dwelling units.   

Although water scarcity and provision of new supply is ultimately beyond the 
control of the City, the City supports efforts by the MPWMD and other agencies to 
expand the water supply and has a representative on both the Technical Advisory 
Committee and the Policy Advisory Committee.  The City also cooperated with the 
District in developing projected water demand needs at build-out for use in the 
planning of future water projects.   

In 2009, the City Council passed a resolution which states Carmel-by-the-Sea’s 
support for the Water for Monterey County Coalition and continued collaboration of 
political and quasi-political entities in Monterey.  Based on the understanding that 
Monterey Peninsula’s water supply projects require a focused technical and 
political effort to be resolved, the Coalition is set to provide regional projects and 
water management programs that focus on sustainable and cost effective water 
supply solutions.  

State law mandates the prioritizing of water for affordable housing.  The City's 
share of water resources is internally allocated to land use categories based on 
policies in the Land Use and Community Character and Housing Elements of the 
General Plan.  These policies affirm the City's commitment to housing by 
establishing residential uses (new homes, apartments, and remodeling) as one of 
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the highest priorities with the largest water allocation.  In particular, existing 
subdivided lots zoned for housing should always be considered "first in line" for 
limited water resources except when this would preclude development of essential 
public services, recreational uses/facilities, or visitor serving uses consistent with 
the Coastal Act.  New subdivisions of land are limited until existing subdivided lots 
have a secure water supply.  The concept of spreading this limited resource 
across many properties should be retained so that no single project consumes a 
disproportionate share of this limited resource.  This will maximize the number of 
units that can be built or approved.   

The City has approximately 3.251 acre-feet of available water, of which 
approximately 1.67 acre-feet are in the City’s reserves. The remaining 0.589 acre-
feet is only available for affordable housing projects. In the past 5 years the City 
has allocated approximately 0.308 acre-feet to affordable housing projects. This is 
the only water available until the District supplies increase and new allocations are 
made to each city in the District. Based on current supplies, sufficient water may 
not be available to fully accommodate additional development commensurate with 
the City’s total RHNA allocation (31 units). The City will continue to work with local 
and regional agencies to explore options for additional water supplies (see 
Program 3-3.2). 

In addition, the City's Municipal Code includes specific requirements for water 
conservation in existing and new developments such as landscaping, plumbing 
fixtures, irrigation, and the use of free-flowing water conveyances, such as hoses. 
New development projects and existing structures needing a building permit for 
substantial proposed construction must meet the City's water conservation 
requirements.  

Section 3: Goals, Policies and Programs of this Housing Element includes policies 
to continue to prioritize water allocation for affordable housing.  

Wastewater 

The Carmel Area Wastewater District provides sewer service to the City and 
outlying areas including the mouth of the Carmel Valley, Carmel Views, a portion 
of Rancho Rio Vista, Carmel Woods, Mission Fields, Hatton Fields, Quail 
Meadows and a small portion of the Highlands (Highlands Inn, Tickle Pink Inn and 
the Highlands Sanitary Assoc.).  It also provides wastewater treatment and 
disposal service, by contract, to the Pebble Beach Community Services District 
and Point Lobos Reserve.   

The District’s facilities consist of approximately 80 miles of gravity sewers, 
interceptors, and force mains, six remote sewage pump stations, and a 
wastewater treatment plant with secondary treatment for ocean discharge and 
tertiary (microfiltration and reverse osmosis) treatment to reclaim water for 
irrigation of golf courses in the Del Monte Forest.  The District’s permitted capacity 
is 3.0 million gallons per day (MGD) and their current average daily dry weather 
flow is 1.8 MGD.  

The City is required to plan for additional 31 residential housing units in this 
planning cycle.  Based on discussions with the District and the remaining capacity 
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of approximately 40 percent, the District has adequate treatment capacity to serve 
these units. 

B.7 On-Site and Off-Site Improvements 
Another factor that can add to the cost of new construction is the cost of providing 
adequate infrastructure (major and local streets; water and sewer lines; and street 
lighting) required to be installed in new residential development.  Since Carmel-by-
the-Sea is primarily built-out and future development will primarily occur on in-fill 
sites, the costs associated with developing raw land and improving infrastructure 
systems usually do not arise in the City.  Typical infrastructure costs in the CC, 
SC, RC, and R-4 districts are limited to sidewalk, curb, and gutter improvements, 
undergrounding of utility wires, stormwater drainage improvements, and 
landscaping.   

Off-Site Improvements 
The City’s Municipal Code does not contain requirements for subdivision off-site 
improvements.  However, the Code includes a chapter on requirements related to 
streets, sidewalks, and public places.   

Sidewalks 

Construction of sidewalks is not required in residential areas of the City. If sidewalk 
construction is proposed, a permit is required. The proposal must show that the 
construction of the sidewalk or walkway will preserve public safety, health or 
welfare, resolve a serious drainage problem, or that it would otherwise benefit the 
general public. The construction of the sidewalk or walkway must follow the natural 
contours of the land, and no less than 50 percent of the sidewalk area in front of 
any building site must be retained in planting. There are no specific requirements 
regarding the width of the sidewalks. 

Driveways 

Construction of a driveway requires a permit from the Department of Community 
Planning and Building in conjunction with the Director of Public Works and the 
Director of Forest, Parks and Beach.  

Landscaping 

Sidewalk street trees are encouraged by the City, with the City Forester 
determining number of trees, species, and exact location.  Sidewalk street trees 
should be located near the head of, and adjacent to, parallel parking spaces with 
the trunk of the tree located 4.5 feet back from the head of the parking space.  For 
trees at the curb line there should be at least four feet between the trunk and the 
facing building or planters in front of the building.  All tree planters are encouraged 
to be as large as possible so that additional landscaping can be incorporated into 
the planters.   

The City also encourages including “mini-parks”, which is a park that protrudes into 
the street from the curb line or is in the street.  The design of mini-parks must be 
consistent with the standards in the Forest and Beach Management Plan.  All new 
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mini-park installations require a review by the Staff Traffic Committee and approval 
by the Planning Commission.  

Streets 

The streets in Carmel are narrow in width, 26 to 34 feet, with no gutters or 
sidewalks. This lack of formal development of streets throughout Carmel (with the 
exception of some of the downtown thoroughfares) has been a conscious effort on 
the part of residents to maintain a “village in a forest” atmosphere. The City has 
not established standardized street widths requirements. As Carmel is a built-out 
city and new development will occur as infill or redevelopment on parcels within 
the established street grid, construction of new streets is not anticipated. 
Therefore, street standards will have no impact on the cost and supply of housing.  

B.8 Non-Governmental Constraints 
Land costs, construction costs, and market financing contribute to the cost of 
housing reinvestment, and can potentially hinder the production of new affordable 
housing.  Although many constraints are driven by market forces beyond the City’s 
control, Carmel retains some leverage in instituting policies and programs to 
address the constraints.   

B.8.1 Land and Construction Costs 
Land costs in Carmel-by-the-Sea are elevated due to the high demand for 
housing, lack of vacant land, and shortage of water for development.  The location 
of a parcel has a significant impact on its value.  As a result, land costs in the 
community vary significantly depending on location, especially proximity to the 
coast.  City policies have no effect on land cost. As of October 2015, a vacant 
0.09-acre R-1 lot was listed for sale (Carpenter Street/6th Avenue) at a price of 
$529,000. 

Another major cost associated with building a new house is the cost of building 
materials and labor, which can comprise up to 50 percent or more of the sales 
price of a home.  Construction costs for a typical wood frame single-family house 
is at minimum $175 to $200 per square foot, while custom homes and units with 
extra amenities are higher.  Given the high land and construction costs, homes 
built in Carmel-by-the-Sea have been primarily high-end custom homes.   

B.8.2 Availability of Mortgage Financing 
The availability of financing affects a person’s ability to purchase or improve a 
home.  Interest rates are determined by national policies and economic conditions, 
and local governments can do little to affect these rates.  Jurisdictions can, 
however, offer interest rate write-downs to extend home purchasing opportunities 
to a broader economic segment of the population.  In addition, government insured 
loan programs may be available to reduce down payment requirements.   

Under the Home Mortgage Disclosure Act (HMDA), lending institutions are 
required to disclose information on the disposition of loan applications and the 
income, gender, and race of loan applicants.  This information is available for the 
Salinas Metropolitan Statistical Area (MSA), which encompasses Monterey 
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County.  Carmel-by-the-Sea includes Census Tracts 118.01 and 118.02. 
According to the latest available HMDA data (2013), the percentage of home loan 
applications denied in these two tracts combined was 6.7 percent compared to 
18.6 percent for the Salinas MSA as a whole, therefore homebuyers in Carmel-by-
the-Sea do not appear to experience discrimination in mortgage lending.   

Carmel-by-the-Sea is similar to other communities in California with regard to 
private sector home financing programs. The recent crisis in the mortgage industry 
has affected the availability of real estate loans, although the long-term effects are 
uncertain. For buyers with good credit histories, mortgages can be obtained at 
very favorable interest rates.  
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C HOUSING PROGRAM ACCOMPLISHMENTS 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In order to develop an effective housing strategy for the 2015-2023 planning 
period, the City must assess the achievements of its existing housing programs.  
With this assessment the City can determine the effectiveness and continued 
appropriateness of the existing programs and make necessary adjustments for the 
next eight years.   

C.1 Evaluation of Accomplishments under the Previous Housing Element 
State Housing Element law requires cities to assess the achievements under their 
adopted housing programs as part of the Housing Element update.  These results 
are quantified where possible (e.g. the number of units rehabilitated), but may be 
qualitative where necessary (e.g. mitigation of governmental constraints).  The 
results are compared with projected or planned goals from the previous Housing 
Element.  Where significant shortfalls exist between what was planned and what 
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was achieved, the reasons for such differences are discussed and appropriate 
revisions should be made in order to achieve the City’s objectives.   

Carmel-by-the-Sea has established the following goals to guide future policies and 
program actions related to housing:  

Goal G3-1. Preserve the existing housing stock. 

Goal G3-2. Preserve existing residential units and encourage the development of new multi-
family housing in the Commercial and R-4 Districts.  

Goal G3-3. Provide adequate sites for the development of a wide range of housing types for 
all citizens. 

Goal G3-4. Protect the stability of residential neighborhoods by promoting year-round 
occupancy and neighborhood enhancement.  

Goal G3-5. Preserve and increase the supply of housing for lower- and moderate-income 
households, senior citizens and other special needs groups.  Prohibit 
discrimination in the sale or rental of housing.   

This section reviews the City’s progress in implementing the housing programs 
since 2010, and their continued appropriateness for the 2015-2023 Housing 
Element.  Table C-1: Existing Program Accomplishments summarizes the City’s 
housing accomplishments since 2010 as well as future actions that should be 
taken.   
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Table C-1:  Existing Program Accomplishments 

Policy Program Accomplishments & Future Actions 

P3-1.1.  Housing 
Preservation and 
Rehabilitation 

3-1.1.a.  Housing Rehabilitation Information. Policy and programs were posted on city website. This program should 
be continued. 

3-1.1.b.  Residential Inspection Services.  Active inspection response time, generally within 2 days of request. This 
program should be continued. 

3-1.1.c.  Housing Maintenance Information. Maintenance information is available on a walk-in basis provided by staff 
based on the individual inquiry. This program should be continued. 

P3-2.1.  Preserve and 
Encourage Multi-Family 
Housing in the Commercial 
and R-4 Districts 

3-2.1.a.  Incentives for Mixed-Use Development. City Municipal Code Section 17.14.140.D provides a floor area bonus of 
up to 15% for projects that include affordable housing units in 
Commercial and Multi-Family Zoning Districts.  In addition, the City 
provides water credits for projects that include affordable housing units.  
The Department of Community Planning and Building educates owners 
of commercial properties and developers on these bonuses.  This 
program should be continued. 

3-2.1.b.  Preserve and Increase Second Floor Residential Uses. With regard to preserving second-floor residential uses in the 
Commercial Zoning District, City Municipal Code Section 17.14.050. 
states that: “No existing residential dwelling unit occupying floor space at 
any level above the first story in any structure shall be converted to any 
commercial use” and “except as provided for legally established motel 
units in CMC 17.14.040(M), Hotels and Motels, all newly constructed 
second story floor area, including area in new buildings, remodeled 
buildings and replacement, rebuilt or reconstructed buildings, shall be 
occupied by residential dwellings only and shall not be used for any 
commercial land use.”  The City has enforced these regulations by 
disapproving proposals to convert second-story residential uses to 
commercial uses, and by requiring that new and reconstructed buildings 
only be allowed residential units on the second story.  
This program should be continued. 

3-2.1.c.  Conditional Use Permits for Multi-Family Residential 
Development  

Within all Commercial Zoning Districts multi-family housing is a permitted 
use at a density of up to 22 dwelling units/acre.  A Conditional Use Permit 
is required for densities of 23 to 44 dwelling units/acre.  In 2013, the City 
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 approved a Use Permit (UP 13-6) for the reconstruction of a third unit of a 

multi-family complex in the Commercial District.  In 2014, the City 
approved a Use Permit (UP 14-6) for the reconstruction of a 2-unit duplex 
in the Commercial District.  As demonstrated by the successful 
completion of these projects, the CUP requirement is not a constraint to 
high-density housing development, therefore this program should be 
revised accordingly.  

P3-3.1.  Adequate Sites to 
Accommodate Projected 
Growth Needs 

3-3.1.a.  Adequate Sites. The City’s General Plan and Zoning Ordinance provide for a variety of 
housing types at appropriate densities to accommodate the City’s RHNA 
needs. This program should be continued. 

3-3.1.b.  Surplus Sites No surplus sites were identified. This program should be continued. 

3-3.1.c.  Development on Small Sites. As recommended in Program 3-3.1.c of the City’s 2010 Housing Element, 
the City has continued offer incentives for lot mergers including a floor 
area bonus, site coverage bonus, and allowance for additional accessory 
structures.  The City has approved approximately 15 lot mergers since 
2010. No additional incentives have been identified as necessary to 
facilitate development of small sites. This program should be continued. 

P3-3.2.  Work with Regional 
Agencies to Augment 
Infrastructure in Support of 
Projected Housing Growth 

3-3.2.a.  Prioritize Water Allocation for Affordable Housing. The City has a total 2.854 acre-feet of water available for municipal 
purposes and private development projects.  In 2013, the City Council 
updated the City’s Water Allocation and maintained 0.507 acre-feet of 
water in a category reserved for Low Income Housing.  Programs 3-3.2.a, 
3-3.2.b and 3-3.3.a should be combined and continued. 

3-3.2.b.  Regional Infrastructure Constraints. California American Water (Cal-Am) is the primary purveyor of water from 
the Monterey Peninsula.  The majority of the water served by Cal-Am 
comes from the Carmel River.  1995, the State Water Resources Control 
Resources Board (SWRCB) ruled that Cal-Am did not have valid permits 
for the majority of water it was pumping and limited the amount of water 
that could be pumped from the river.  This ruling put a limit on water 
credits available for residential and commercial projects, and has limited 
overall regional development.  In 2009, the SWRCB issued a Cease and 
Desist Order requiring that Cal-Am cease its unauthorized diversions by 
December 31, 2016.  The Monterey Peninsula is currently working on a 
water supply project to address the water demand for the region. 
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Policy Program Accomplishments & Future Actions 
Programs 3-3.2.a, 3-3.2.b and 3-3.3.a should be combined and 
continued. 

P3-3.3.  Development and 
Improvement of 
Infrastructure to 
Accommodate Housing 
Needs and Preserve Visual 
Character 

3-3.3.a.  Local Infrastructure Constraints.   Since 2010, the City has spent several million dollars on infrastructure 
improvements including the repaving of approximately 20% of the City 
streets, improvement to the City’s storm drain system, and the installation 
of a dry-weather storm drain diversion system near the coastline.  In 
addition, the City has assisted PG&E with improvements to its gas-line 
system. These improvements help to facilitate additional housing 
development. Programs 3-3.2.a, 3-3.2.b and 3-3.3.a should be combined 
and continued. 

P3-4.1.  Expansion of 
Permanent Residential 
Housing in the R-1 District 

3-4.1.a.  Permanent Housing. The City has continued to implement the ordinance adopted in 1988 that 
prohibits transient rentals and timeshare use of residential dwellings in 
the R-1 District.  In 2012, the City hired a Code Compliance Officer that is 
responsible for enforcing the prohibition on transient rentals.  This 
program should be continued. 

3-4.1.b.  Conversion of R-1 Motels. The City has continued to allow the conversion of R-1 motel units into 
permanent residences.  In 2014, the City approved a Design Study 
application to convert a 4-unit motel located in the R-1 Zoning District into 
a single-family residence.  In 2014, the Planning Commission also 
reviewed a concept proposal to demolish a 25-unit motel located in the 
R-1 Zoning District, in order to construct 16 new single-family residences. 
This program should be continued. 

P3-4.2.  Preserve Scale and 
Character of Established 
Neighborhoods While 
Encouraging Property 
Improvement 

3-4.2.a.  Neighborhood Compatibility. The City has continued to enforce height, coverage and floor area 
standards to ensure that new construction and remodels do not present 
excess visual mass or bulk to public view or to adjoining properties. 
Programs 3-4.2.a and 3-4.2.b should be combined and continued. 

3-4.2.b.  Design Review. The City has continued to implement thorough Design Study review of all 
projects.  Since the Housing Element was last updated 2010, the City has 
processed approximately 900 Residential Design Study applications and 
200 Commercial Design Reviews.  Of these applications, approximately 
350 were referred to the Planning Commission for a decision.  Programs 
3-4.2.a and 3-4.2.b should be combined and continued. 
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Policy Program Accomplishments & Future Actions 

3-4.2.c.  Support Neighborhood Organizations. The City has continued to support and work with neighborhood 
organizations that promote neighborhood safety and improvement. For 
example, the City has worked with: 1) the Carmel Resident’s Association 
on preserving community character, 2) the Carmel Garden Club on 
several public landscaping projects, and 3) with the Friends of the Forest 
on the maintenance and preservation of the City’s park trail system. This 
program should be continued. 

P3-4.3.  Promote Public 
Awareness and Pride 
through Historic 
Preservation 

3-4.3.a.  Neighborhood Preservation Education Programs. The City continually educates the public on its cultural and design 
heritage as a means of encouraging compatible housing design within 
existing neighborhoods.  There have been several public workshops and 
meeting with the purpose of discussing historic preservation and the 
City’s Design Guidelines. Programs 3-4.3.a and 3-4.3.b should be 
combined and continued. 

3-4.3.b.  Incentives for Historic Resources. The City has offered incentives to owners of historic resources.  In 2010, 
the City adopted a Mills Act program, which provides tax benefits to 
property owners of historic resources.  A total of 5 Mills Act contracts 
have been issued by the City since the program was adopted. Programs 
3-4.3.a and 3-4.3.b should be combined and continued. 

P3-5.1.  Recognize Special 
Needs of Persons with 
Disabilities and Retain 
Flexibility in the Design 
Review Process 

3-5.1.a.  Reasonable Accommodation Procedures. Senate Bill (SB) 520 requires that California jurisdictions adopt policies 
and procedures to provide reasonable accommodation for persons with 
disabilities.  In 2011 the City Council adopted Policy C11-01, which 
established procedures for reasonable accommodation. This program 
should be revised to reflect prior accomplishments. 

P3-5.2.  Promote Housing 
for Senior Citizens 

3-5.2.a.  Shared Housing Information. The City works with the Carmel Foundation on identifying opportunities 
for senior housing within the City.  The City has also assisted with the 
distribution of information to the public on organizations such as the 
Alliance on Aging and Monterey County Housing Authority. This program 
should be continued. 

P3-5.3.  Preserve Existing 
Affordable and Rental 
Housing 

3-5.3.a.  Condominium Conversions. The City has continued to implement its condominium conversion policy, 
which restricts the conversion of apartments to condominiums to 
preserve the lower cost rental housing options such as apartments.  
Apartments are prohibited from being converted to condominiums unless 
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Policy Program Accomplishments & Future Actions 
a new apartment is being created to offset the conversion. This program 
should be continued. 

3-5.3.b.  Section 8 Rental Assistance. The City continued to facilitate the use of Section 8 through 
dissemination of information; however, as a federal program the City has 
no authority to change existing eligibility regulations. This program should 
be revised and continued.  

3-5.3.c.  Subordinate Units. The City has continued to provide information to the public on the 
establishment of subordinate units.  This program should be continued. 

3-5.3.d.  Monitor Affordable Housing Stock. The City maintains a data base for its affordable housing stock and 
ensures that compliance is maintained with affordable housing 
covenants. This program should be continued. 

P3-5.4.  Encourage Private 
Sector Affordable Housing 

3-5.4.a.  Density Bonus  The City currently offers a density bonus for projects that include 
affordable housing units and is in the process of revising density bonus 
regulations to comply with State law. 

3-5.4.b.  Housing for Extremely-Low-Income Households. The City continues to encourage development of housing for extremely-
low-income households through a variety of activities such as technical 
assistance, fee deferrals, expedited/priority processing, identifying grant 
and funding opportunities, applying for or supporting applications for 
funding on an ongoing basis, reviewing and prioritizing local funding and 
offering incentives under the density bonus provisions in State law. This 
program should be continued. 

P3-5.5.  Reduce or 
Eliminate Governmental 
Constraints on Affordable 
Housing. 

3-5.5.a.  Reduced Entitlement and Development Fees. No reductions of processing fees were approved due to budget 
constraints. This program should be continued. 

3-5.5.b.  Reduced Parking Requirements. The City has continued to reduce the parking requirement for affordable 
housing units. Municipal Code Section 17.38.020 requires only 0.5 
parking spaces per affordable housing unit in the Commercial and Multi-
Family Zoning Districts.  The normal requirement is 1 to 1.5 spaces per 
unit. This program should be continued. 

3-5.5.c.  Expedited Processing Procedures. The City continues to offer expedited permit processing for projects that 
include affordable units. This program should be continued. 
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P3-5.6.  Support Energy and 
Water Conservation 

3-5.6.a.  Energy Conservation. Carmel enforces the latest conservation standard base on the July 1, 
2014 of the California Energy Commission publication. This program 
should be combined with Program 3-5.6.b and continued. 

3-5.6.b.  Green Building Carmel incorporates the latest building code as part of all plan reviews of 
construction documents. This program should be combined with Program 
3-5.6.a and continued. The Green Building Program has been 
superseded by the CALGreen standards included with the adoption of the 
2013 Building Code. 

3-5.6.c.  Water Conservation Ongoing oversight assistance is provided by Monterey Water 
Management District. The City Council has also formed a conservation 
committee and has waived permit fees for projects for the purposes of 
water conservation. This program should be continued.   

P3-5.7.  Fair Housing 3-5.7.a.  Fair Housing Services. The City works with the California Department of Fair Employment and 
Housing and the Housing and Conflict Resolution and Mediation Center 
of Monterey County.  The City has referred inquiries regarding fair 
housing to these agencies. This program should be continued 

P3-5.8.  Transitional and 
Supportive Housing 

3-5.8.a.  Zoning for Transitional and Supportive Housing. The City adopted revisions to transitional/supportive regulations in 2012 
and is reviewing and refining the Code concurrent with the 2015 Housing 
Element update. 
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C.2 Share of Regional Growth 
The Association of Monterey Bay Area Governments (AMBAG) determined that 
the City of Carmel-by-the-Sea’s share of regional housing need was 32 new units 
for the 2007-2014 planning period.  Table C-2: Share of Regional Housing Need 
and Accomplishments, shows the progress toward meeting the identified need 
during the previous housing cycle.   

Table C-2:  Share of Regional Housing Need and Accomplishments 

Income Category RHNP 
Allocation 

New Units 
Constructed 

Percent of 
Needs Met 

Extremely Low Income (30 or less of the MFI) 4   

Very Low (31-50 percent AMI) 3   

Low (51-80 percent AMI) 5   

Moderate (81-120 percent AMI) 6   

Upper (>120 percent AMI) 14   

Total 32   

Sources:   AMBAG. Regional Housing Needs Plan 2014-2023 
 Department of Community Planning and Building. City of Carmel-by-the-Sea, 2015.  

  

344



City of Carmel-by-the-Sea 2015-2023 Housing Element  
Appendix C:  Housing Program Accomplishments 

 

 
Page C-10 Draft | November 2015 

 

 

 

 

 

This page intentionally left blank. 

 

345



  City of Carmel-by-the-Sea 2015-2023 Housing Element  
 Appendix D:  Public Participation Summary  

 

 
Draft | November 2015 Page D-1 

D PUBLIC PARTICIPATION SUMMARY 
 

This update to the Housing Element has provided residents and other interested 
parties with opportunities to review draft documents and proposed policies, and to 
provide recommendations for consideration by decision-makers. Public notices of 
all Housing Element meetings and public hearings were published in the local 
newspaper in advance of each meeting, as well as by direct mail to interested 
parties and posting the notices on the City’s website. The draft Housing Element 
was made available for review at City Hall and posted on the City’s website.  

As part of the public review process, the following public meetings were held to 
review the draft Housing Element.  

August 19, 2015 Planning Commission Public Workshop 

August 31, 2015 City Council Public Meeting 

November 18, 2015 Planning Commission Public Hearing 

_________________ City Council Public Hearing 

Table D-1 provides a list of persons and organizations that were sent direct mail 
notice of all public meetings on the Housing Element while Table D-2 summarizes 
comments received and how those comments were addressed. 

Table D-1:  Public Notice List 

Alliance on Aging – senior services and housing programs 

American Red Cross (Carmel Chapter) – emergency shelter services 

Apartment Association of Monterey County 

Association of Monterey Bay Area Governments (AMBAG) 

Carmel Chamber of Commerce 

Carmel Foundation – senior housing, activities, education 

Carmel Residents Association – local citizens organization 

Coalition of Homeless Services Providers 

Community Human Services 

Habitat for Humanity 

Housing Authority of Monterey County (HAMC) – regional housing services and programs 

LandWatch Monterey County – environmental advocacy organization 

Monterey County Association of Realtors 

Monterey County Housing & Redevelopment 

Shelter Outreach Plus - homeless services  
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Table D-2:  Public Comments Summary 

Comment Response 
Should the City offer incentives for lot mergers? Lot mergers can create more viable building sites for 

housing, although incentives would be most effective 
when used where multi-family or affordable units may be 
built. 

Is there any surplus City property that could be used for 
affordable housing? 

No City property has been determined to be surplus at 
this time, although staff will continue to monitor this 
option. 

Does the City require “green” building standards? Yes, the City has adopted the latest state building codes, 
which include green building techniques for energy and 
water conservation. 

Affordable housing is needed for seniors and tourism 
service workers. 

Many coastal areas face the problem of low-wage jobs 
and high housing costs. The City has been proactive in 
providing regulations and incentives to encourage the 
production of affordable housing to the extent feasible.  

Are there other things the City could do to encourage 
affordable housing production? 

Small cities like Carmel don’t have the resources many 
larger cities have, in terms of land, staff and budget. In 
particular, Carmel has very little vacant land where new 
housing can be built. Subordinate (second) units can 
provide affordable units, but small lot sizes, topography 
and other constraints limit the potential number of units. 
The City has regulations that encourage housing in 
commercial zones and could also explore ways to create 
more housing units within existing neighborhoods. 

What about water supply? Water supply is a major limiting factor on all types of 
development, and the City is working closely with public 
and private entities to seek additional sources. 

Could the City use rent control to create more affordable 
units? 

Under state law (Costa-Hawkins) there are limitations on 
the use of rent control, including landlords’ ability to set 
rents at any level when a unit becomes vacant and 
exemptions for single-family houses and condos.  

We should encourage more full-time residents in Carmel 
– there are a lot of vacant units used as vacation homes. 

Desirable coastal and resort communities often have high 
vacancy rates due to second homes. Cities have limited 
ability to influence second home ownership and use. In 
1988 the City adopted an ordinance prohibiting short-
term rental and timeshares in the R1 zone. 
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E. GLOSSARY OF TERMS 
 

Above-Moderate-Income Household.  A household with an annual income 
greater than 120 percent of the area median family income adjusted by household 
size, as determined by the California Department of Housing and Community 
Development.  

Apartment.  An apartment is one or more rooms in an apartment house or 
dwelling occupied or intended or designated for occupancy by one family for 
sleeping or living purposes and containing one kitchen.  

Assisted Housing.  Generally multi-family rental housing, but sometimes single-
family ownership units, whose construction, financing, sales prices, or rents have 
been subsidized by federal, state, or local housing programs. 

Below-Market-Rate (BMR).  Any housing unit sold or rented to low- or moderate-
income households for an amount less than the fair market value of the unit.  

Build-Out.  That level of urban development characterized by full occupancy of all 
developable sites in accordance with the General Plan and zoning regulations.  

Community Development Block Grant (CDBG).  A grant program administered 
by the U.S. Department of Housing and Urban Development (HUD) on a formula 
basis for entitlement communities and by the State Department of Housing and 
Community Development (HCD) for non-entitled jurisdictions. This grant allots 
money to cities and counties for housing rehabilitation and community 
development, including public facilities and economic development activities. 

Condominium.  A structure of two or more units, the interior spaces of which are 
individually owned; the balance of the property (both land and building) is owned in 
common by the owners of the individual units. (See “Townhouse.”) 

Covenants, Conditions, and Restrictions (CC&Rs).  A term used to describe 
restrictive limitations that may be placed on property and its use, and which usually 
are made a condition of holding title or lease.  

Deed.  A legal document which transfers ownership of real estate.  

Density Bonus.  The allocation of development rights that allow a parcel to 
accommodate additional square footage or residential units beyond the maximum 
for which the parcel is zoned, in exchange for the provision of affordable housing.  

Density, Residential.  The number of residential dwelling units per acre of land.  

Developable Land.  Land that is suitable as a location for structures and that can 
be developed free of hazards to, and without disruption of, or significant impact on, 
natural resource areas.  
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Down Payment.  Money paid by a buyer from his own funds, as opposed to that 
portion of the purchase price which is financed.  

Duplex.  A detached building under single ownership that is designed for 
occupation as the residence of two families living independently of each other.  

Dwelling Unit (du).  A building or portion of a building containing one or more 
rooms, designed for or used by one family for living or sleeping purposes, and 
having a separate bathroom and only one kitchen or kitchenette. See Housing 
Unit.  

Elderly Housing.  Typically one- and two-bedroom apartments or condominiums 
designed to meet the needs of persons 62 years of age and older or, if more than 
150 units, persons 55 years of age and older, and restricted to occupancy by 
them.  

Emergency Shelter.  Housing with minimal supportive services for homeless 
persons that is limited to occupancy of six months or less by a homeless person. 
No individual or household may be denied emergency shelter because of an 
inability to pay.  

Extremely-Low-Income Household. A household with an annual income equal to 
or less than 30 percent of the area median family income adjusted by household 
size, as determined by the California Department of Housing and Community 
Development. 

Fair Market Rent.  The rent, including utility allowances, determined by the United 
States Department of Housing and Urban Development for purposed of 
administering the Section 8 Housing Program.  

Family.  An individual or two or more persons living together as a single nonprofit 
housekeeping unit and sharing common living, sleeping, cooking, and eating 
facilities. . 

General Plan.  A comprehensive, long-term plan mandated by State Planning Law 
for the physical development of a city or county and any land outside its 
boundaries which, in its judgment, bears relation to its planning. The plan shall 
consist of seven required elements: land use, circulation, open space, 
conservation, housing, safety, and noise. The plan must include a statement of 
development policies and a diagram or diagrams illustrating the policies.  

Goal.  A general, overall, and ultimate purpose, aim, or end toward which the City 
will direct effort.  

Green Building. Green or sustainable building is the practice of creating healthier 
and more resource-efficient models of construction, renovation, operation, 
maintenance, and demolition. (US Environmental Protection Agency) 

Historic Preservation.  The preservation of historically significant structures and 
neighborhoods until such time as, and in order to facilitate, restoration and 
rehabilitation of the building(s) to a former condition.  
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Historic Property.  A historic property is a structure or site that has significant 
historic, architectural, or cultural value.  

Household.  All those persons—related or unrelated—who occupy a single 
housing unit. (See “Family.”) 

Housing and Community Development Department (HCD).  The State agency 
that has principal responsibility for assessing, planning for, and assisting 
communities to meet the needs of low-and moderate-income households.  

Housing Element.  One of the seven State-mandated elements of a local general 
plan, it assesses the existing and projected housing needs of all economic 
segments of the community, identifies potential sites adequate to provide the 
amount and kind of housing needed, and contains adopted goals, policies, and 
implementation programs for the preservation, improvement, and development of 
housing. 

Housing Payment. For ownership housing, this is defined as the mortgage 
payment, property taxes, insurance and utilities. For rental housing this is defined 
as rent and utilities.  

Housing Unit.  The place of permanent or customary abode of a person or family. 
A housing unit may be a single-family dwelling, a multi-family dwelling, a 
condominium, a modular home, a mobile home, a cooperative, or any other 
residential unit considered real property under State law.  

Housing and Urban Development, U.S. Department of (HUD). A cabinet-level 
department of the federal government that administers housing and community 
development programs. 

Implementing Policies.  The City’s statements of its commitments to consistent 
actions. 

Implementation.  Actions, procedures, programs, or techniques that carry out 
policies.  

Infill Development.  The development of new housing or other buildings on 
vacant lots in a built-up area or on new building parcels created by permitted lot 
splits.  

Jobs-Housing Balance.  A ratio used to describe the adequacy of the housing 
supply within a defined area to meet the needs of persons working within the same 
area.  

Live-Work Units.  Buildings or spaces within buildings that are used jointly for 
commercial and residential purposes where the residential use of the space is 
secondary or accessory to the primary use as a place of work.  

Low-Income Household.  A household with an annual income usually no greater 
than 51-80 percent of the area median family income adjusted by household size, 
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as determined by the California Department of Housing and Community 
Development.  

Low Income Housing Tax Credits.  Tax reductions provided by the federal and 
State governments for investors in low-income housing.  

Manufactured Housing.  Residential structures that are constructed entirely in a 
factory, and which since June 15, 1976, have been regulated by the federal 
Manufactured Home Construction and Safety Standards Act of 1974 under the 
administration of the U. S. Department of Housing and Urban Development (HUD). 
(See “Mobile Home” and “Modular Unit.”) 

Mixed-use.  Properties on which various uses, such as office, commercial, 
institutional, and residential, are combined in a single building or on a single site in 
an integrated development project with significant functional interrelationships and 
a coherent physical design. A “single site” may include contiguous properties. 

Moderate-Income Household.  A household with an annual income usually no 
greater than 81-120 percent of the area median family income adjusted by 
household size, as determined by the California Department of Housing and 
Community Development.  

Multiple Family Building.  A building designed and used exclusively as a dwelling 
by three or more families occupying separate suites.  

Ordinance.  A law or regulation set forth and adopted by a governmental 
authority, usually a city or county. 

Overcrowding Housing Unit.  A housing unit in which the members of the 
household, or group, are prevented from the enjoyment of privacy because of 
small room size and housing size. The U.S. Bureau of Census defines an 
overcrowded housing unit as one which is occupied by more than one person per 
room.  

Parcel.  A legal lot or tract of land. 

Planning Area.  The area directly addressed by the general plan. A city’s planning 
area typically encompasses the city limits and potentially annexable land within its 
sphere of influence.  

Policy.  A specific statement of principle or of guiding actions that implies clear 
commitment but is not mandatory. A general direction that a governmental agency 
sets to follow, in order to meet its objectives before undertaking an action program. 
(See “Program.”) 

Poverty Level.  As used by the U.S. Census, families and unrelated individuals 
are classified as being above or below the poverty level based on a poverty index 
that provides a range of income cutoffs or “poverty thresholds” varying by size of 
family, number of children, and age of householder. The income levels are 
updated each year to reflect the change in the Consumer Price Index.  
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Program.  An action, activity, or strategy carried out in response to adopted policy 
to achieve a specific goal or objective. Policies and programs establish the “who,” 
“how” and “when” for carrying out the “what” and “where” of goals and objectives.  

Redevelop.  To demolish existing buildings; or to increase the overall floor area 
existing on a property; or both; irrespective of whether a change occurs in land 
use.  

Regional.  Pertaining to activities or economies at a scale greater than that of a 
single jurisdiction, and affecting a broad geographic area.  

Regional Housing Needs Assessment.  A quantification of projected housing 
need, by household income group, for all localities within a region.  

Rehabilitation.  The repair, preservation, and/or improvement of substandard 
housing. 

Residential Land.  Land designated in the General Plan and zoning ordinance for 
building consisting of dwelling units. May be improved, vacant, or unimproved. 
(See “Dwelling Unit.”) 

Residential Care Facility.  A facility that provides 24-hour care and supervision to 
its residents.  

Residential, Multiple Family.  Usually three or more dwelling units on a single 
site, which may be in the same or separate buildings.  

Residential, Single-Family.  A single dwelling unit on a building site. 

Retrofit.  To add materials and/or devices to an existing building or system to 
improve its operation, safety, or efficiency. Buildings have been retrofitted to use 
solar energy and to strengthen their ability to withstand earthquakes, for example.  

Rezoning.  A change in the nature, density, or intensity of uses allowed in a 
zoning district and/or on a designated parcel or land area. 

Second Unit.  A self-contained living unit, either attached to or detached from, and 
in addition to, the primary residential unit on a single lot. Also referred to as a 
“Granny Flat.”  

Section 8 Rental Assistance Program.  A federal (HUD) rent-subsidy program 
that is one of the main sources of federal housing assistance for low-income 
households. The program operates by providing housing assistance payments to 
owners, developers, and public housing agencies to make up the difference 
between the Fair Market Rent (set by HUD) and the household’s contribution 
toward the rent, which is calculated at 30 percent of the household’s adjusted 
gross monthly income (GMI). “Section 8” includes programs for new construction, 
existing housing, and substantial or moderate housing rehabilitation.  

Shared Living.  The occupancy of a dwelling unit by persons of more than one 
family in order to reduce housing expenses and provide social contact, mutual 
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support, and assistance. Shared living facilities serving six or fewer persons are 
permitted in all residential districts by §1566.3 of the California Health and Safety 
Code. 

Single-Family Dwelling, Attached.  A dwelling unit occupied or intended for 
occupancy by only one household that is structurally connected with at least one 
other such dwelling unit. (See “Townhouse.”) 

Single-Family Dwelling, Detached.  A dwelling unit occupied or intended for 
occupancy by only one household that is structurally independent from any other 
such dwelling unit or structure intended for residential or other use. 

Single Room Occupancy (SRO).  A single room, typically 80-250 square feet, 
with a sink and closet, but which may require the occupant to share bathroom, 
shower, and kitchen facilities.  

Subsidized Housing.  To assist by payment of a sum of money or by the granting 
to terms or favors that reduces the need for monetary expenditures. Housing 
subsidies may take the forms or mortgage interest deductions or tax credits from 
federal and/or state income taxes, sale or lease at less than market value of land 
to be used for the construction of housing, payments to supplement a minimum 
affordable rent, and the like.  

Substandard Housing.  Residential dwellings that, because of their physical 
condition, do not provide safe and sanitary housing.  

Supportive Housing.  Housing with no limit on length of stay, that is occupied by 
the target population, and that is linked to an onsite or offsite service that assists 
the supportive housing resident in retaining the housing, improving his or her 
health status, and maximizing his or her ability to live and, when possible, work in 
the community. Target population means persons with low incomes who have one 
or more disabilities, including mental illness, HIV or AIDS, substance abuse, or 
other chronic health condition, or individuals eligible for services provided pursuant 
to the Lanterman Developmental Disabilities Services Act (Division 4.5 
(commencing with Section 4500) of the Welfare and Institutions Code) and may 
include, among other populations, adults, emancipated minors, families with 
children, elderly persons, young adults aging out of the foster care system, 
individuals exiting from institutional settings, veterans, and homeless people.  

Target Areas.  Specifically designated sections of the community where loans and 
grants are made to bring about a specific outcome, such as the rehabilitation of 
housing affordable by very-low- and low-income households.  

Tenure.  The ownership status of a housing unit. A housing unit is “owned” if the 
owner or co-owner lives in the unit, even if it is mortgaged or not fully paid for. All 
other occupied units are classified as “rented,” including units rented for cash rent 
and those occupied without payment of cash rent.  

Townhouse.  A dwelling unit that is attached to another unit with no dwelling unit 
located above or below another and with each dwelling unit having its own exterior 
entrance.  
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Transitional Housing.  Buildings configured as rental housing developments, but 
operated under program requirements that require the termination of assistance 
and recirculating of the assisted unit to another eligible program recipient at a 
predetermined future point in time that shall be no less than six months from the 
beginning of the assistance.  

Very-Low-Income Household.  A household with an annual income usually no 
greater than 31-50 percent of the area median family income adjusted by 
household size, as determined by the California Department of Housing and 
Community Development. 
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Acronyms Used 

ACS:    American Community Survey 
AMBAG:   Association of Monterey Bay Area Governments 
BMPs:     Best Management Practices 
CALTRANS:    California Department of Transportation 
CEQA:     California Environmental Quality Act 
CHAS:    Comprehensive Housing Affordability Strategy 
CIP:     Capital Improvement Program 
DIF:     Development Impact Fee 
DOF:    Department of Finance 
DU/ac:    Dwelling units per acre 
EDD:    California Employment Development Department 
FAR:     Floor Area Ratio 
FEMA:     Federal Emergency Management Agency 
HCD:  California Department of Housing and Community 

Development 
HOA:     Homeowners Association 
HUD: U.S. Department of Housing and Urban 

Development 
LAFCO:    Local Agency Formation Commission 
MFI:     Median Family Income 
NPDES:    National Pollutant Discharge Elimination System 
RHNA:    Regional Housing Needs Assessment 
RTP:     Regional Transportation Plan 
TOD:     Transit-Oriented Development 
TDM:     Transportation Demand Management 
TSM:     Transportation Systems Management 
WCP:     Water Conservation Plan 
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION RESOLUTION NO. 2015-01 

 
A RESOLUTION RECOMMENDING CITY COUNCIL ADOPTION OF AMENDMENTS 

TO THE ZONING CODE RELATED TO DENSITY BONUS, TRANSITIONAL AND 
SUPPORTIVE HOUSING, RESIDENTIAL CARE FACILITIES, 

AND GROUP RESIDENTIAL IN ACCORDANCE WITH STATE LAW AND THE 
HOUSING ELEMENT OF THE GENERAL PLAN 

 
 

WHEREAS, the 2015-2023 Housing Element of the General Plan includes programs to 
ensure consistency between the Zoning Code and state laws related to affordable housing and 
housing for persons with special needs; and 

 
WHEREAS, on November 18, 2015 the Planning Commission conducted a public 

hearing at which time all interested persons were provided an opportunity to offer comments on 
the proposed Code amendments regarding density bonus, transitional and supportive housing, 
and residential care facilities; and 

 
WHEREAS, in accordance with the California Environmental Quality Act (CEQA) an 

Addendum to the previous Negative Declaration for the 2007-2014 Housing Element was 
prepared to evaluate potential environmental impacts of the proposed Code amendments; and 

 
WHEREAS, the Planning Commission has considered the entire administrative record 

for the proposed Code amendments, including the staff report, the CEQA Addendum, and all 
written and oral testimony offered at and prior to the public hearing.  
 
 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF 
THE CITY OF CARMEL-BY-THE-SEA AS FOLLOWS: 
 
 Section 1. Recitals. The Planning Commission hereby finds that the foregoing 
recitals are true and correct.   
 
 Section 2. CEQA Findings. The Planning Commission finds that the Addendum to 
the Negative Declaration prepared for the 2007-2014 Housing Element satisfies the requirements 
of CEQA for the proposed amendments to the Zoning Code. There is no substantial evidence in 
the record that the amendments would have a significant effect on the environment. The 
Addendum reflects the independent judgment of the Planning Commission.  
 
 Section 3. Planning Commission Review and Recommendation. Pursuant to 
Zoning Code Chapter 17.62, the Planning Commission has reviewed the proposed Zoning Code 
amendments set forth in Exhibit A, attached hereto and incorporated by reference. The Planning 
Commission hereby finds that the amendments would facilitate implementation of the Housing 
Element of the General Plan in conformance with state law, and recommends their adoption by 
the City Council. 
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PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 18th day of November 2015 by the following roll call vote: 
 
AYES:   
NOES:   
ABSENT:  
 
ATTEST:       
 
_________________________________ 
Cortina Whitmore, Admin. Coordinator 
 
 
SIGNED: 
 
_________________________________    
Don Goodhue, Chair 
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EXHIBIT A 
 
 
1. Section 17.64.190 is amended as follows: 
 
17.64.190 Density Bonus and Other Incentives for Affordable HousingResidential 
Construction at Densities Between 33 and 44 Units Per Acre.  
The following special findings are required for approval of residential construction at densities 
between 33 and 44 units per square acre: 
A. In order to facilitate the provision of affordable housing, the City shall grant a density bonus 
and other incentives and concessions for residential developments in conformance with state 
Density Bonus Law (Government Code Sections 65915 et seq.) as it may be amended from time 
to time.That one of the following three standards will be met:  
1. That at least 20 percent of all units on the site will be used as housing for “lower-income 
households” as defined by the Association of Monterey Bay Area Governments (AMBAG); or 
2. That at least 10 percent of all units on the site will be used as housing for “very low-income 
households” as defined by AMBAG; or  
3. That at least 50 percent of all dwellings units on the site will be used as housing for “senior 
citizens” as established in California Housing Statutes. 
B. That the aAffordable housing units produced pursuant to this section shallwill be administered 
by a City-approved public or quasi-public agency involved in affordable housing programs, or 
will be verified by the City based on documentation supplied annually by the property owner, in 
conformance with state Density Bonus Law.  
 
 
2. Section 17.64.220 is amended as follows: 
 
17.64.220 Affordable Housing – Residential Construction at Densities Between 4544 and 88 
Units Per Acre. 
The following special findings are required for approval of exceptions to zoning standards for 
projects consisting entirely of affordable housing: 
A. That the project consists entirely of affordable housing units for low- and/or very low-income 
households, as defined in Chapter 17.70 CMC. 
B. That the project, and any zoning exceptions requested, will not be detrimental to adjacent 
properties or injurious to public health, safety or welfare. 
C. That the project is consistent with the applicability of provisions found in CMC 17.14.090 and 
the basic review standard found in CMC 17.14.100 and that new construction represents an 
improvement over existing conditions. 
D. That the project will preserve the community character and will be compatible with the 
streetscape, mass, bulk and height of the surrounding neighborhood context. 
E. That the affordable housing units will be administered by a City-approved public or quasi-
public agency involved in affordable housing programs, or will be verified by the City based on 
documentation supplied annually by the property owner. 
F. That the project will not diminish the village character by excessively blocking important 
public or private views and disturbing natural topography, mature trees, or native growth.  
 
 
3. Section 17.68.040 is amended as follows: 
 
Transitional Housing Facilities. Facilities providing sleeping accommodations, meals, showers, 
and laundry facilities to assist persons obtaining skills necessary for independent living in 
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permanent housing. The term of occupancy is generally not less than two weeks nor more than 
two years. Specialized programs and services related to the needs of the residents may also be 
provided. (Ord. 2010-02 (Exh. A), 2010; Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004). 
Transitional housing. Buildings configured as rental housing developments, but operated under 
program requirements that require the termination of assistance and recirculating of the assisted 
unit to another eligible program recipient at a predetermined future point in time that shall be no 
less than six months from the beginning of the assistance.  
Supportive housing. Housing with no limit on length of stay, that is occupied by the target 
population, and that is linked to an onsite or offsite service that assists the supportive housing 
resident in retaining the housing, improving his or her health status, and maximizing his or her 
ability to live and, when possible, work in the community. Target population means persons with 
low incomes who have one or more disabilities, including mental illness, HIV or AIDS, 
substance abuse, or other chronic health condition, or individuals eligible for services provided 
pursuant to the Lanterman Developmental Disabilities Services Act (Division 4.5 (commencing 
with Section 4500) of the Welfare and Institutions Code) and may include, among other 
populations, adults, emancipated minors, families with children, elderly persons, young adults 
aging out of the foster care system, individuals exiting from institutional settings, veterans, and 
homeless people. 
 
 
4. Section 17.08.040 is amended as follows: 
 
Schedule II-1: Land Use Regulations for Residential Districts is revised to add “Group 
Residential” under as a conditional use in the R-4 zone. 
 
Schedule II-1 Land Use Regulations for Residential Districts 

P = Permitted Use 
L = Limitations Apply 
C = Conditional Use Permit 
Required 

R-1 R-4 Additional Regulations 

Residential See CMC 17.08.060 
Single-Family P P See CMC 17.08.050(D), (G) 
Subordinate Units   

See CMC 17.08.050(F) 
Class I P – 
Class II  P – 
Class III C – 
Class IV P – 
Guesthouse (Noncommercial) C – See CMC 17.08.050(C)  
Multifamily Dwellings   See CMC 17.08.050(E)  
0 – 22 dwelling units/acre – P  
22 dwelling units/acre – C  
Senior Citizen Housing L-5 P  
Family Day Care    
Small Family L-5 P  
Large Family – C-4 See CMC 17.08.050(B) 
Group Residential  C  
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Public, Semipublic and Service 
Clubs and Lodges C-2 C-4  
Colleges and Trade Schools – L-4  
Community Care Facility – L-4  
Community Social Service Facility C-2 L-4  
Day Care Centers C-2 C-4  
Emergency Medical Care – L-4  
Government Offices – L-4  
Hospitals and Clinics    
Clinics – L-4  
Hospice Care, Limited C-5 L-5  
Libraries, Public – L-4  
Park and Recreation Facilities P P  
Community Centers C-2 L-4  
Conference Facility, Small C-2 L-4  
Parking Facilities, Noncommercial  C-2 C See Chapter 17.64 CMC, Findings Required for 

Permits and Approvals 
Public Safety Facility – P  
Religious Facilities C-2   
Residential Care Facilities    
Limited L-5 P  
Senior – C  
Schools, Public C-2 –  
Schools, Private C-2 P-4  
Commercial See Chapter 17.56 CMC, Restricted Commercial 

Uses 
Animal Sales and Services    
Animal Grooming – L-4  
Business Services – L-1  
Hotels and Motels C-3 C  
Maintenance/Repair Services – L-4  
Offices – L-4  
Parking Facilities, Commercial – C See Chapter 17.64 CMC, Findings Required for 

Permits and Approvals 
Personal Improvement Services – L-4  
Personal Services – L-4  
Retail Sales    
Vending Machines – C  
Travel Services – C  
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Theater, Live Performance C-2 –  
Transportation, Communication and Utilities 
Antennas and Transmission Towers – C  
Agricultural 
Nurseries P –  

Other 
Accessory Use   See CMC 17.08.050(A)  
Nonconforming Use   See Chapter 17.36 CMC, Nonconforming Uses 

and Buildings 
Temporary Use   See CMC 17.52.100(I) 

Specific Limitations and Conditions 
1. Limited to advertising, consumer credit reporting, secretarial and court reporting, equipment 
maintenance and repair, personnel supply services, and nonretail computer services and repair. 
2. Allowed only on existing quasi-public use sites established prior to December 1, 1980, or 
added as an accessory use to such existing uses. 
3. Limited to existing units established prior to January 1, 1967, and/or authorized by a use 
permit issued between 1967 and 1990. *Note: These provisions approved by voter referendum. 
4. Limited to existing commercial spaces established prior to 1993 and occupied by commercial 
uses continuously since that time. 
5. Limited to occupancy within a single-family residence.  
 
 
5. Section 17.14.030 is amended as follows: 
 
Schedule II-B is revised to delete “Transitional Housing Facility” and add “Residential Care 
Facility – Limited” under Service/Office as a permitted use in the CC zone.  
 
Schedule II-B: Commercial Districts – Use Regulations  
P = Permitted Use 
L = Limitations Apply 
C = Conditional Use Permit 
Required 

Commercial Districts 

Additional Regulations 
CC SC RC 

Retail 
Animal Sales and Services         
Animal Grooming P P P See CMC 17.14.040(C) 
Animal Hospitals – C – See CMC 17.14.040(C) 
Kennels – C C See CMC 17.14.040(C) 
Automobile Sales and 
Services 

      See CMC 17.14.040(D) 

Motorcycles, Mopeds and 
Parts 

P P –   

Vehicle Repair – C C   
Vehicle Service and Gasoline – C C See CMC 17.14.040(D) 
Building Materials, 
Hardware and Garden 

P P C See CMC 17.14.040(G) 
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Supplies 
Eating and Drinking 
Establishments 

      See Chapter 17.56 CMC 

Drinking Places C C – See CMC 17.14.040(I) 
Restaurant, Full Line C C – See CMC 17.14.040(I) 
Restaurant, Specialty C – – See CMC 17.14.040(I) 
Food and Beverage Sales       See Chapter 17.56 CMC 
Convenience Market – L-2 L-2 See CMC 17.14.040(D)(2) and (J)(2) 
Food Store – Full Line C C C See CMC 17.14.040(J) 
Food Store – Specialty C C – See CMC 17.14.040(J) 
Liquor P P C See CMC 17.14.040(J) 
Retail Sales P P – See Chapter 17.16 CMC; See CMC 

17.14.040(T) 
Antique Shops P – – See CMC 17.14.040(T) 
Art Galleries P – – See CMC 17.14.040(T) 
Arts and Crafts P – – See CMC 17.14.040(T) 
Jewelry Shops P – – See CMC 17.14.040(T) 
Sales by Public Outcry 
(Auction) 

– C C See CMC 17.14.040(U) 

Specialty, Theme P P – See CMC 17.14.040(T) 
Stationery P P P See CMC 17.14.040(T) 
Thrift Shops P P – See CMC 17.14.040(T) 
Vending Machines C C C See CMC 17.14.040(T) 
Service/Office 
Banks and Other Financial 
Institutions 

P P P See CMC 17.14.040(F) 

Automatic Teller Machines 
(ATM) 

C C C See CMC 17.14.040(E) 

Business Services P P L-1   
Commercial Recreation P – – See CMC 17.14.040(H) 
Community Care Facility P P P   
Computer Services P P P   
Day Care Centers – C C   
Emergency Medical Care  P P P   
Government Offices P P P   
Hotels and Motels C C C See Chapter 17.56 CMC, Restricted 

Commercial Uses, and CMC 
17.14.040(M) 

Hospitals and Clinics         
Hospitals   C – See CMC 17.14.040(L) 
Clinics P P P See CMC 17.14.040(L) 
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Hospice Care, Limited P P P   
Maintenance and Repair 
Services 

L-3 L-3 L-3   

Office         
Business and Professional P P P   
Medical and Dental P P P   
Other P P L-4 See CMC 17.14.040(O) 
Parking Facilities, 
Commercial 

– C C See CMC 17.14.040(P) and Chapter 
17.64 CMC, Findings Required for 
Permits and Approvals 

Personal Improvement 
Services 

C C – See CMC 17.14.040(Q) 

Personal Services P P P   
Laundry and Dry Cleaning C C C See CMC 17.14.040(R) 
Video Tape Rental P P – See CMC 17.14.040(R) 
Research and Development 
Testing Services 

P P P See CMC 17.14.040(S) 

Residential Care Facilities         
General – C C   
Limited L-6– L-6P L-6P   
Senior – C C   
Travel Services P P P See CMC 17.14.040(V) 
Residential/Public and Semipublic 
Colleges and Trade Schools P P P   
Community Centers P P P   
Conference Facilities, Small P P P   
Community Social Service 
Facility 

P P P   

Family Day Care       See CMC 17.08.050(B) 
Small Family – – P   
Large Family – C C   
Libraries, Public P P P   
Multifamily Dwellings       See CMC 17.14.040(N) 
0 – 22 dwelling units/acre P P P   
2322 – 33 dwelling units/acre C C C   
34 – 44 dwelling units/acre C C C Chapter 17.64 CMC, Findings 

Required for Permits and Approvals 
Museums, Galleries, Gardens 
(noncommercial) 

P P P   

Park and Recreation 
Facilities 
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Individual Recreation C C –   
Organized Recreation C – –   
Parking Facilities, 
Noncommercial 

– C C See Chapter 17.64 CMC, Findings 
Required for Permits and Approvals 

Public Safety Facility P P P   
Religious Facilities  – – C   
Schools, Private P P P   
Senior Citizen Housing P P P   
Single-Family L-5 C C See CMC 17.08.050(G) 
Theater, Live Performance C C C   
Theater, Motion Picture C C –   
Transitional Housing Facility L-6– L-6– L-6P   
Industrial 
Handicraft/Custom 
Manufacturing 

P P C See CMC 17.14.040(K) 

Industry, Limited P P –   
Transportation, Communication and Utilities 
Communication Facilities – – –   
Facilities Within Buildings P P C   
Utilities, Major P P C   
Utilities, Minor P P C   
Agricultural 
Nurseries P P P   
Other 
Accessory Use       See CMC 17.08.050(A)  
Nonconforming       See Chapter 17.36 CMC, 

Nonconforming Uses and Buildings 
Temporary       See CMC 17.52.100(I) 
Specific Limitations and Conditions: 
L-1: Limited to advertising, consumer credit reporting, secretarial court reporting, equipment 
maintenance and repair, personnel supply services, and nonretail computer services and repair. 
L-2: Allowed only as accessory use to gasoline stations and limited to a maximum of 300 square 
feet. No sales of alcohol are permitted. See CMC 17.14.040(D)(2) and (J)(2). 
L-3: Any establishments with activities generating noise, odors, deliveries by large vehicles, high 
traffic by customers, or requiring large storage needs are not permitted. 
L-4: Limited to offices for the following categories: operators of nonresidential buildings, 
apartment buildings, dwellings, real estate agents and managers, and title companies.  
L-5: Limited to sites that are already developed with a single-family dwelling, or that were 
originally developed as, or used as, a single-family dwelling but have since been converted to 
another use. Existing single-family dwellings can be maintained, altered, repaired and/or 
redeveloped. R-1 district floor area ratio standards shall apply to these sites.  
L-6: Subject to the same regulations as apply to other family residential dwellings in the same 
zone. 
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Overview 
On July 13, 2010 the City Council adopted a Negative Declaration (“ND”) for the Carmel-by-the-
Sea 2007-2014 Housing Element. The City is now required to adopt an updated Housing 
Element for the 2015-2023 planning period, as well as amendments to the Zoning Code related 
to affordable housing and housing for persons with special needs. The purpose of this 
Addendum is to demonstrate that the 2015-2023 Housing Element update and related Code 
amendments would not result in any of the conditions under which a subsequent Environmental 
Impact Report (“EIR”) or Negative Declaration would be required pursuant to Public Resources 
Code Section 21166 or CEQA Guidelines Sections 15162 and 15164. 
 
Purpose of an Addendum 
CEQA and the CEQA Guidelines establish the type of environmental documentation that is 
required when changes to a project occur or new information arises after an EIR is certified or a 
Negative Declaration adopted for a project. CEQA Guidelines Section 15162 establishes criteria 
for determining whether more detailed information, such as the preparation of a Subsequent or 
Supplemental EIR, is needed, and Section 15164 defines the appropriate use of Addendums to 
previous EIRs and Negative Declarations. 
 
CEQA Guidelines Section 15162(a) states: 
 

When an EIR has been certified or a negative declaration adopted for a project, no 
subsequent EIR shall be prepared for that project unless the lead agency determines on 
the basis of substantial evidence in the light of the whole record, one or more of the 
following: 

(1) Substantial changes are proposed in the project, which will require major revisions in 
the previous EIR due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

(2) Substantial changes occur with respect to the circumstances under which the project 
is to be undertaken, which will require major revisions of the previous EIR due to the 
involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified significant effects. 

(3) New information of substantial importance which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was 
certified as complete shows any of the following: 

a. The project will have one or more significant effects not discussed in the EIR. 

b. Significant effects previously examined will be substantially more severe than 
shown in the previous EIR 

c. Mitigation measures or alternatives previously found not to be feasible would in 
fact be feasible, and would substantially reduce one or more significant effects of 
the project, but the project proponents decline to adopt the mitigation measure; 
or 
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d. Mitigation measures or alternatives that are considerably different from those 
analyzed in the previous EIR would substantially reduce one or more effects on 
the environment but the project proponents decline to adopt the mitigation 
measure. 

CEQA Guidelines Section 15164(b) states: “An addendum to an adopted negative declaration 
may be prepared if only minor technical changes or additions are necessary or none of the 
conditions described in Section 15162 calling for the preparation of a subsequent EIR or 
negative declaration have occurred.”  
 
The following analysis demonstrates that the 2015-2023 Housing Element update and related 
Code amendments do not raise any new environmental issues and require only minor technical 
changes or additions to the previous Negative Declaration to satisfy the requirements of CEQA. 
 
Project Description  

A. 2015-2023 Housing Element Update 

The City’s 2007-2014 Housing Element was found to be in full compliance with state law by the 
California Department of Housing and Community Development (“HCD”) in its letter of October 
19, 2010. No major changes to conditions, requirements or the statutory framework that raise 
new potentially significant environmental impacts not previously considered have occurred with 
respect to the Housing Element, and the proposed 2015-2023 Housing Element update would 
not make substantial changes to City housing policies or land use regulations. The following 
discussion summarizes the proposed changes contained in each section of the Draft 2015-2023 
Housing Element. 
 
Section 1: Introduction 

This chapter provides an overview of the Housing Element and a summary of the public 
participation process. No policy or regulatory changes are proposed in this section, and none of 
the changes reflected in this section would result in the potential for significant environmental 
impacts not previously considered in the 2010 ND. 
 
Section 2: Housing Development Resources 

This section describes the City’s land resources that could accommodate housing development, 
as well as financial and administrative resources, and opportunities to foster energy 
conservation. None of the changes reflected in this section would change development 
regulations or result in the potential for significant environmental impacts not previously 
considered in the 2010 ND. 
 
Section 3: Goals, Objectives, Policies and Programs 

This section presents the City’s goals, objectives, policies and programs for the 2015-2023 
planning period. Most of the changes in this chapter reflect the completion of state-mandated 
Zoning Code amendments related to housing for persons with special needs. Substantive 
changes to programs are summarized below. 
 

x New Program 3-2.a.c (Incentives for Mixed Use Affordable Housing) contains a 
commitment to explore options to further incentivize upper-story housing opportunities. 
Adoption of this program would not change development regulations, and therefore 
would not result in new significant environmental impacts. Any future changes to 
development regulations that may be proposed in connection with this program would be 
subject to CEQA review prior to adoption. 
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x Proposed revisions to Program 3-3.1.c (Development on Small Sites) include a 
commitment to review the Lot Merger Program to determine if any refinements should be 
made, such as a requirement that mergers be approved by the Planning Commission 
rather than the Director, as well as consideration for eliminating any provisions of this 
program that have the unintended effect of restricting housing opportunities. Adoption of 
this program revision would not change development regulations, and therefore would 
not result in new significant environmental impacts. Any future changes to development 
regulations that may be proposed in connection with this program would be subject to 
CEQA review prior to adoption. 
 

x Proposed revisions to Program 3-5.3.c (Subordinate Units) include a commitment to 
investigate potential amendments such as permitting subordinate units on smaller lots. 
Adoption of this program would not change development regulations, and therefore 
would not result in new significant environmental impacts. Any future changes to 
subordinate unit regulations that may be proposed in connection with this program would 
be subject to CEQA review prior to adoption. 

 
Other clerical revisions to this section would eliminate redundancy and improve the readability 
of the Housing Element, and would not change development regulations or result in new 
potentially significant impacts not previously considered in the 2010 ND.  
 
Appendix A: Housing Needs Assessment 

This section has been revised to reflect more recent demographic data, trends and special 
housing needs. Most of the demographic information is based on the 2010 Census or the 
American Community Survey. This appendix also describes the new Regional Housing Needs 
Assessment (RHNA), which identifies housing growth needs for the new planning period as 
summarized below. 
 

Regional Housing Needs Assessment (RHNA) 

The City’s assigned share of regional housing need is an important component of the Housing 
Element. The Association of Monterey Bay Area Governments (“AMBAG”) is responsible for 
allocating a portion of the region’s new housing need to each jurisdiction. Carmel-by-the-Sea’s 
share of the regional housing need for the new Housing Element cycle is 31 units, which is 
nearly identical to the 32 units allocated in the previous cycle. The table below shows the 
distribution of new housing need by income category that has been allocated to the City in the 
RHNA. One of the key requirements of the Housing Element is to identify adequate sites with 
appropriate zoning that could accommodate new housing development commensurate with the 
assigned need in each income category. It should be emphasized that the RHNA is a planning 
target, not a development mandate or quota. State law does not require cities to achieve their 
RHNA targets or build housing. 
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Regional Housing Need 2014-2023 
City of Carmel-by-the-Sea 

Very-Low Low Moderate Above-
Moderate Total 

7 5 6 13 31 
Source: AMBAG, 2014 
Notes:  50% of the Very-Low-Income need is assigned to the Extremely-Low-Income 
category pursuant to Government Code §65583(a)(1) 

 

Section 2 of the Housing Element presents an inventory and analysis of available sites that 
could accommodate the level of development assigned to Carmel-by-the-Sea through the 
RHNA process. No substantial changes to land use regulations are proposed in connection with 
the new RHNA allocation. 

This section of the Housing Element also discusses various categories of special needs, 
including the elderly, persons with disabilities, large families, female-headed households, 
farmworkers and the homeless. No substantial changes in development regulations are 
proposed with respect to these special needs that were not previously considered in the 2010 
ND. 
 
Appendix B: Constraints on Housing Production 

This appendix analyzes the City’s plans and regulations that guide housing development. The 
most noteworthy changes reflect the completion of several state-mandated Code amendments 
related to housing for persons with special needs during the previous planning period. No 
changes to land use plans or regulations are proposed in connection with the 2015-2023 
Housing Element. This chapter also discusses non-governmental constraints such as 
infrastructure availability and development costs. None of the changes reflected in this appendix 
would change development regulations or result in the potential for new significant 
environmental impacts that were not previously considered in the 2010 ND. 
 
Appendix C: Housing Program Accomplishments 

This appendix contains a review of the goals, policies and programs from the previous element 
and identifies the City’s accomplishments as well as changes that are appropriate for the new 
planning period based on changed circumstances. None of the revisions reflected in this 
evaluation would change development regulations or result in the potential for significant 
environmental impacts that were not previously considered in the 2010 ND. 
 
Appendix D: Public Participation Summary 

This appendix describes opportunities for public involvement during the 2015-2023 Housing 
Element update process. None of the changes reflected in this section would change 
development regulations or result in the potential for significant environmental impacts. 
 
Appendix E: Glossary 

This appendix contains definitions of terms commonly used in the Housing Element. None of the 
changes reflected in this section would change development regulations or result in the potential 
for significant environmental impacts. 
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B. Housing-Related Zoning Code Amendments 

Revisions to the Municipal Code as described below are also proposed in order to ensure 
conformance with state housing law. These Code amendments were included in the program 
actions contained in the 2007-2014 Housing Element and addressed in the previous ND.  
 
Density Bonus Regulations 
 
State law requires cities to grant a density bonus of up to 35 percent when a project provides 
affordable housing, senior housing, child care facilities, or dedicates land for affordable housing. 
The Zoning Code allows a density increase up to 44 units per acre when a project provides 20 
percent lower-income units, 10 percent very-low-income units or 50 percent of units are 
provided for senior citizens, and up to 88 units per acre when all units are affordable to low- or 
very-low-income households.  
 
State law establishes a sliding scale for density bonus ranging from 20 percent to 35 percent 
above the maximum allowable density depending on the proportion of affordable units provided. 
In order to achieve the maximum 35 percent density bonus, provision of at least 20 percent low-
income units, 11 percent very-low-income units, or 40 percent moderate-income for-sale units is 
required. The proposed amendment to Zoning Code Sections 17.64.190 and 17.64.220 would 
ensure consistency with current state law.  
 
Transitional and Supportive Housing 
 
Under state law, transitional housing and supportive housing must be treated as residential uses 
and permitted subject only to the same standards and procedures as apply to other residential 
dwellings of the same type in the same zone. The proposed amendment to Sec. 17.68.040 
would ensure consistency with state law.  
 
Residential Care Facilities 
 
State-licensed residential care facilities for six or fewer persons must be permitted as residential 
uses subject only to the same standards and procedures as apply to other residential dwellings 
of the same type in the same zone. The proposed amendment to Sec. 17.14.030 would ensure 
consistency with this provision of state law.  
 
Environmental Analysis and Conclusions 

Because adoption of the 2015-2023 Housing Element would not substantially change City land 
use designations or development regulations, no new potentially significant environmental 
effects would occur that were not previously analyzed in the Negative Declaration prepared for 
the 2010 Housing Element. In addition, the proposed revisions to the Zoning Code are required 
by state law and were addressed in the previous Negative Declaration. Therefore, pursuant to 
CEQA Guidelines Section 15164, an addendum is the appropriate CEQA document for the 
2015-2023 Housing Element update. There is no substantial evidence that adoption of the 
Housing Element update and related Code amendments will result in new significant 
environmental impacts, or impacts that would be more severe than described in the previous 
Negative Declaration. Consequently, a subsequent or supplemental EIR or IS/ND is not 
required.  
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