CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
MEETING AGENDA
Monday, April 17, 2017
3:00 p.m. Tour
4:00 p.m. Open Session
City Hall Council Chambers
East side of Monte Verde Street
Between Ocean and Seventh Avenues

A.

CALL TO ORDER AND ROLL CALL

BOARD MEMBERS:

B.

ERIK DYAR, CHAIR
KATHRYN GUALTIERI
LYNN MOMBOISSE
THOMAS HOOD
ALEX HEISENGER

TOUR OF INSPECTION

Shortly after 3:00 p.m., the Board will leave the Council Chambers for an on-site Tour of
Inspection. The public is welcome to follow the Historic Resources Board on its tour of the subject
sites. The Board will return to the Council Chambers at 4:00 p.m., or as soon thereafter as
possible. The tour itinerary will be available the day of.
C.

PLEDGE OF ALLEGIANCE

D.

APPEARANCES

Anyone wishing to address the Board on matters within the jurisdiction of the Board may do so now.
Please state the matter on which you wish to speak. Matters not appearing on the Board’s agenda
will not receive action at this meeting, but may be referred to staff for a future meeting. Presentations
will be limited to three minutes, or as established by the Board. Persons are not required to give their
name or address, but it is helpful for speakers to state their name in order that the Secretary may
identify them.
E.

CONSENT AGENDA
NA

F.

ITEM

1. DS 17-033 (Giordano)
John Manduraggo, Project Designer
6th Avenue, 2 SW of Santa Rita Street
Block: 66; Lots: Parcel D
APN: 010-154-011

Consideration of a Design Study (DS 17-033)
for alterations to a historic residence located in
the Single-Family Residential (R-1) Zoning
District.
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2. DS 17-107 (Slingerlend-Speers)
Erik Dyar, Project Architect
NW Corner of Santa Lucia at San Carlos
Block: 143; Lots: 29,31,33 and 35
APN: 010-165-015 and 027

Consideration of a Design Study (DS 17-107)
to demolish a guesthouse, carport and
apartment/garage building, construction of a
new guesthouse/garage, alterations to site
coverage, and alterations to a historic
residence located in the Single-Family
Residential (R-1) Zoning District

3. City of Carmel-by-the-Sea

Review of the Certified Local Government
Annual Report to be submitted to the Staff
Office of Historic Preservation

G.

DIRECTOR’S REPORT
1. Future discussion/meeting item - Historic Preservation Ordinance – CMC Section 17.32

I.

DISCUSSION ITEMS
1. Discussion on Historic Context Subcommittee

J.

BOARD MEMBER ANNOUNCEMENTS

K.

ADJOURNMENT

Any writings or documents provided to a majority of the Historic Resources Board regarding any
item on this agenda will be made available for public inspection in the Planning and Building
Department located at City Hall, on Monte Verde between Ocean and 7th Avenues during normal
business hours.
The next regular meeting of the Historic Resources Board: May 15, 2017
The City of Carmel-by-the-Sea does not discriminate against persons with disabilities. The City of
Carmel-by-the-Sea Telecommunication’s Device for the Deaf/Speech Impaired (TDD) number is 1800-735-2929.
The City Council Chambers is equipped with a portable microphone for anyone unable to come to
the podium. Assisted listening devices are available upon request to the Board Secretary. If you
need assistance, please advise the Board Secretary what item you would like to comment on, and
the microphone will be brought to you.
AFFIDAVIT OF POSTING
I, Marc E. Wiener, Community Planning and Building Director, for the City of Carmel-by-the-Sea,
DO HEREBY CERTIFY, under penalty of perjury under the laws of the State of California, that the
foregoing notice was posted at the Carmel-by-the-Sea City Hall bulletin board, posted at the
Harrison Memorial Library on Ocean and Lincoln, April 14, 2017.
Dated this14th day of April, 2017, at the hour of 4:00 p.m.
____________________________________________________
Marc Wiener, AICP, Community Planning and Building Director
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CITY OF CARMEL-BY-THE-SEA
Historic Resources Board
April 17, 2017
To:

Chair Dyar and Board Members

From:

Marc Wiener, Community Planning and Building Director

Submitted by:

Stuart Poulter, Contract Planner

Subject:

Consideration of a Design Study (DS 17-033) for alterations to a historic
residence located in the Single-Family Residential (R-1) Zoning District

Application:
Block:
Location:
Applicant:

DS 17-033 (Giordano)
APN: 010-039-003
66
Lots: Parcel D
th
6 Avenue, 2 SW of Santa Rita Street
John Mandurrago
Property Owner: John Giordano

Executive Summary: The property owner proposes to add a 284 square-foot addition to the
rear of an historic residence named the Yellow Bird Cottage. The original residence was
designed and constructed by Hugh Comstock.
Recommendation: Issue a Determination of Consistency with the Secretary of the Interior’s
Standards
Background:
The existing residence is a 1928 one-story, wood-framed Tudor, English cottage style residence
(CBP# 2012) known as the “Yellow Bird Cottage”. The property is listed at the local level of
significance, under California Register Criteria 3, in the area of architecture, as an early,
unaltered example of the Tudor-influenced "Storybook" residential design of Carmel master
builder, Hugh Comstock. It falls under the theme of Architectural Development in Carmel
(1888-1965), established in the 2008 Carmel Historic Context Statement.
The Yellow Bird Cottage’s period of significance (and year of construction) is 1928 per the
California DPR 523 documentation prepared for the house in 2002. The Yellow Bird Cottage is
one of the first of five cottages designed and built by Hugh Comstock for eastern investor W.O.
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Swain, on the eastern half of Block 66. The property is considered a key contributor to the
Comstock Hill Historic District.
The existing residence is 679 square feet and sits on a concrete foundation and is rectangular in
plan. The exterior wall cladding is textured cement stucco with decorative half-timbering and
board-and-batten. The steeply pitched side-gabled hip-on-gable roof is covered in composition
shingle. A short, stumpy stucco-clad interior chimney pierces the roof-plane on the west (front
elevation, toward the north end of the cottage. The chimney cap is shingled, with a ceramic
pipe projecting above. Decorative vertical half-timbering is found around and below the
principal window openings. Fenestration is irregular, with a combination of paired and banked
multi-paned fixed and casement type wood windows. The original detached garage is sited in
the northwest corner of the parcel facing 6th Avenue. The garage is considered an integral part
of the historic building ensemble. The cottage sits back from the street to the rear of the garage
in a natural landscape setting of mature oaks and some local groundcover.
Proposed Project:
The applicant proposes to add a 284 square foot bedroom and bathroom addition off the rear
(south) elevation of the existing residence to provide for contemporary usage. The proposed
bedroom/bath will be slightly offset from the SE corner of the south elevation so it will not be
seen from the public right-of-way. The two existing windows in the elevation will be removed
and one window reused on the south wall in the new addition. All the proposed work will (to
the extent feasible) reuse any available historic building materials and where necessary, match
required replacement features, in kind. There will also be a minor modification of the roof
framing to connect the new addition with the existing building envelope. The addition will
extend west of the original building envelope and will include an angled bay on its north facing
elevation. This room extension will be screened from public view by the existing side yard gate
and garage.
In addition, the applicant proposes the removal of approximately 250 square feet of existing
gravel path hardscape to be replaced with wood chips along the north, east, and south
elevations of the residence.
Staff Analysis
Historic Evaluation Summary: The California Environmental Quality Act requires environmental
review for alterations to historic resources that are not consistent with the Secretary of the
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Interior’s Standards. The proposed alterations were reviewed by the City’s Historic
Preservation Consultant and reported in the Phase II Historic Assessment, and includes an
analysis of the proposed changes based on the Secretary of the Interior’s Standards for the
Treatment of Historic Properties (Attachment C). The assessment concludes that the project, as
shown on the project plans stamped received on February 22, 2017, would not cause a
significant change to the listed historic building and would not create a significant adverse
effect on the environment. Therefore, the project would be consistent with the Secretary of
Interior's Standards.
Secretary of the Interior’s Standards
A Phase II Historic Assessment was prepared by the Historic Preservation Consultant, Mr. Kent
Seavey (Attachment C). As stated in this Assessment, the Secretary of the Interior’s Standards
for the Treatment of Historic Properties identify four primary treatment approaches to historic
buildings. They are Restoration, Preservation, Reconstruction and Rehabilitation. Rehabilitation
is the recommended standards of treatment for the subject property. Rehabilitation is defined
as the act or process of making a compatible use for a property through repair, alterations and
additions while preserving those portions of features which convey it’s historical, cultural, or
architectural values.
The Secretary’s Standards encourage “placing a new addition on a non-character-defining
elevation” and locating alterations to historic properties in areas where previous alterations
already exist. In this instance, the proposed addition is on a secondary elevation and will be
partially screened by the detached garage. Furthermore, the character-defining features of the
historic building will not be radically altered. (Kent Seavey, Historic Preservation Consultant,
Phase II Historic Assessment, March 6, 2017).
Standard #9 states that “the new work will be differentiated from the old and will be compatible
with the massing, size, and scale to protect the historic integrity of the property.” The proposed
addition is on an inconspicuous area of the historic building envelope, and is subordinate in size
to the historic building. The new addition includes a stucco interior and is differentiated from
the wood-siding on the original historic residence. The applicant is proposing to reuse some of
the existing windows on the new addition. Staff recommends against this, as it is inconsistent
with the recommendations of Standard #3, which states avoid “changes that create a false
sense of historical development.” A condition has been drafted that prohibits the reuse of
historic windows and requires that the applicant work with staff to ensure that the new
windows are differentiated. The board should also consider whether the roof pitch of the new
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addition should also be at least slightly different from the historic residence to enhance the
differentiation between the two structures.
Alternatives: The staff recommendation is to issue a determination that the application is
consistent with the Secretary’s Standards. Alternatively, the Board could require modifications
to the plans intended to make the addition more compatible with the historic residence, in
which case the application could be continued. Also, the Board could find the application
inconsistent with the Secretary’s Standards, which would result in either the applicant
withdrawing the project, or require additional CEQA analysis to evaluate impacts on historic
resources.
Environmental Review:
The California Environmental Quality Act (CEQA) requires
environmental review for alterations to historic resources that are not consistent with the
Secretary of the Interior’s Standards. If the alterations are consistent with the standards,
potential historic resource impacts under CEQA do not require further analysis. Staff concludes
that the proposed alterations would be consistent with the Secretary of the Interior’s Standards
and therefore, do not require additional environmental analysis.
ATTACHMENTS:
• Attachment A – Conditions of Approval
• Attachment B – Phase II Historic Assessment/DPR 523/Secretary Standards
• Attachment C – Project Plans
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CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
DS 17-033
John Giordano
6th Avenue, 2 SW of Santa Rita Street
Block: 66; Lots: Parcel D
APN: 010-039-003

AUTHORIZATION:
1.

This Determination of Consistency (DS 17-033) authorizes alterations to an existing
historic single-family residence including: 1) a 284 square foot bedroom and bathroom
addition off the rear (south) elevation to provide for contemporary usage. The proposed
bedroom/bath will be slightly offset from the SE corner of the south elevation so it will
not be seen from the public right-of-way; 2) the removal and reuse of the two existing
south elevation windows in the new addition (to the extent feasible); 3) a minor
modification of the roof framing to connect the new addition with the existing building
envelope; and 4) the removal of approximately 250 square feet of existing gravel
hardscape to be replaced with wood chips. All work shall conform to the approved plans
except as conditioned by this permit and shall conform to the Secretary of the Interior’s
Standards.

SPECIAL CONDITIONS:
2.

The applicant shall not reuse any historic windows on the new addition and shall work
with staff to ensure that all new windows are differentiated from the windows on the
historic residence.

3.

The removed windows from the south wall shall be saved and stored for potential
future use.

4.

Prior to the beginning of construction, the applicant shall convene a pre-construction
meeting to include the contractor and the City’s Project Planner to ensure compliance
with the Secretary of the Interior’s Standards for the Treatment of Historic Properties. A
Building Permit will not be issued until this meeting has occurred.
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5.

Trees shall be protected during construction by methods approved by the City Forester.
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.
6. Remove approximately 250 square feet of existing gravel path hardscape to be replaced
with wood chips along the north, east, and south elevations of the residence.

*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
Historic Resources Board
April 17, 2017
To:

Chair Dyar and Board Members

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of a Design Study (DS 17-107) to demolish a guesthouse,
carport and apartment/garage building, construction of a new
guesthouse/garage, alterations to site coverage, and alterations to a
historic residence located in the Single-Family Residential (R-1) Zoning
District

Application:
Block:
Location:
Applicant:

DS 17-107 (Slingerlend-Speers) APN: 010-165-015 and 027
143
Lots: 29, 31, 33 and 35
NW Corner of Santa Lucia at San Carlos Street
Erik Dyar, Architect Property Owner: Brad Slingerlend and Anna Speers

Executive Summary: The property owner proposes to demolish an existing guest house and
carport to be replaced with a new guest house/garage structure on the “Las Abuelas” property.
In addition, three new windows on the historic ‘Las Abuelas’ residence are proposed. Also
proposed is the demolition of a non-historic apartment/garage structure on the adjacent
property to the north.
Recommendation: Issue a Determination of Consistency with the Secretary of the Interior’s
Standards as it relates to the demolition of a guest house, carport, apartment/garage structure,
construction of a new guesthouse and garage, and the installation of three new windows
installed to the second floor of the “Las Abuelas”.
Background
The ‘Gertrude S. Ells House’, also known as the ‘Las Abuelas’ (‘the grandparents’) property is
located at the Northwest Corner of Santa Lucia Avenue and San Carlos Street. The residence
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sits on an irregular shaped parcel approximately 11,000 square-foot in size and is approximately
3,352 square feet in size and is of the Spanish Eclectic style; it is wood framed and two stories.
The home was designed and built by M.J. Murphy in 1928. Mr. Murphy was the first major
builder in Carmel who produced over 350 residential and commercial designs between 1902
and 1940. He is listed in the Historic Context Statement as one of the notable Designers and
Builders of Carmel. On May 25, 2005, the residence was listed on the Carmel Inventory of
Historic Resources. The resolution was filed with the County Recorder on January 4, 2007
(Document: 2007001273). In 2016, the City Council approved a Mills Act contract for the
property and the property is now also on the Carmel Register.
Subsequent to the approval of the Mills Act contract in 2016, the property owners purchased
the property immediately to the north (Block 143/Lot 29), which contains the original 1928,
two-story, wood-framed Spanish Eclectic Style garage with upstairs apartment that was part of
the “Las Abuelas” family compound but is not identified as historic. It too was designed and
built by M.J. Murphy. The purchase of this property will allow the property owner to do a lotline adjustment that will result in more area (from 10,900 square feet to 11,949 square feet) on
the “Las Abuelas” property to accommodate the proposes garage and guesthouse.
Proposed Project
Currently proposed on the “Las Abuelas” property is the demolition of a guesthouse (116 sq.ft.),
a carport (158 sq.ft.), and construction of a detached garage (403 sq.ft.) with a guesthouse
attached (292 sq.ft.). The project also includes a total of three new wood-clad windows on the
second floor and on the south and west elevations. A concrete paver driveway, trellis,
reconfiguration of existing stone paths, and site coverage changes are also proposed for the
“Las Abuelas” property. In addition, the original garage and apartment (total of 1,008 square
feet of floor area) on the parcel to the north is proposed to be demolished. The demolition of
the this building is not necessary at this time but is nonetheless being combined with the “Las
Abuelas” project at this time because of the need to consider the historic value of the
garage/apartment building and a determination by the HRB that the demolition will be
determined to be consistent with the Secretary of the Interior’s Standards. It is important to
note that per the Carmel codes demolition of buildings cannot proceed without first obtaining
building permits for a replacement building. The applicant has not at this time put forth plans
for a replacement building thereby the existing garage/apartment building may continue to be
habitated.
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Staff Analysis
Historic Evaluation Summary: The California Environmental Quality Act requires environmental
review for alterations to historic resources that are not consistent with the Secretary of the
Interior’s Standards. The proposed alterations to the “Las Abuelas”, and demolition of existing
structures were reviewed by the City’s Historic Preservation Consultant, Mr. Kent Seavey, and
reported in the Phase I and II Historic Assessments (Attachment B). These reports include an
analysis of the proposed changes based on the Secretary of the Interior’s Standards for the
Treatment of Historic Properties. The assessment concludes that the project, as shown on the
project plans dated March 22, 2017, would be consistent with the Standards, thereby no CEQA
analysis is required.
Phase I Historic Assessment – Historic Eligibility Study: The City’s Historic Preservation
Consultant prepared a Phase I Historic Assessment for the proposed demolition of the twostory garage with apartment on the adjacent property to the north of the “Las Abuelas”
property. The building is an altered 1928, two-story, wood-framed Spanish Eclectic Style
garage/apartment. Carmel building records (CBP# 2043) indicate it was originally designed and
constructed by Carmel master builder Michael J, Murphy as part of the “Las Abuelas” residence,
and owned by Charles & Gertrude Ells. The records note that the building was remodeled as a
single family residence by a George R. Allin sometime after 1948 (CPB# 1707, undated); Mr.
Allin was still in residence in 1953. A lot split occurred in September of 1957, for then owner
Ms. Marie F. Burns (PC 1416). In 1983, a new owner, Mary S. Wiley, of San Jose, had a 30” X
40” window installed (CPB# 83-98). In 1993, a later owner, Mr. Donald Bauer, hired local
contractor Chris Johnson to do a general remodel and upgrade, including foundation work
(CBPs # 93-105 & 93-201).
As reported by the Historic Preservation Consultant, the subject property is not included in the
California Office of Historic Preservation-maintained “Historic Data File for Monterey County”
(updated November, 2016). It is not listed in the California Register, or the National Register of
Historic Places, nor is it listed in the 2003 Carmel Historic Resources Inventory. As originally
constructed in 1928, the subject property was designed as a functional box, to hold two
automobiles and probably the family driver. The only remaining components of the applied
decoration that appears related to the “Las Abuelas” main house are the wooden shutters. The
shed-roofed garage door-hood appears more Mexican in design, and unrelated to any
character-defining feature of the main house. The original multi-paned wood casement type
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windows are no longer present and the placement of fenestration along the south facing facade
has been reconfigured and re-glazed with aluminum sliders.
Alterations from that time to present have significantly altered the historic fenestration on the
building, thus compromising the original Murphy design. The building has also been allowed to
deteriorate through deferred maintenance. As noted above, loss of integrity, if sufficiently
great, will overwhelm the historic significance a resource may possess and render it ineligible
for historic listing. Such is the case with the subject property
As reported by the Historic Preservation Consultant, no event of significance to the nation,
state or region, nor any significant individuals during the productive period of their lives, have
been identified with the existing property. The original M. J. Murphy design has been lost to
‘unsympathetic alterations’ over time. Lacking physical integrity, the subject property does not
meet the necessary criterion for listing in the California Register of Historical Resources. Nor
does it meet the criterion established by the City of Carmel-by-the-Sea to qualify for inclusion in
the Carmel Historic Resource Survey, and therefore cannot be considered an historic resource
as defined by CEQA.
Phase II Historic Assessment – Alteration to Historic Property: This assessment was also
prepared by the Historic Preservation Consultant and is specific to the “Las Abuelas” property.
The property is listed at the local level of significance, under California Register criteria 3, as a
good example of Spanish Eclectic Style residential design. It falls under the theme of
Architectural Development in Carmel (1888-1965), established in the 2008 Carmel Historic
Context Statement. Its period of significance is c.1923 to 1928 (Attachment B).
Character-defining features of the property include its two-story height; irregular plan; stucco
exterior wall-cladding; a mixed flat and Mission-tiled shed-roof system, with the shed roof
overhanging a cantilevered wood balcony along the north side-elevation; an open, stucco-clad
staircase along the east side-elevation sweeping in a dramatic arch from the ground up to an
enclosed tower accessing the balcony; multi-paned casement type, and arched windows and a
‘porte-cochere entrance’ 1 on the SE corner of the building that is supported by massive Carmel
stone piers. The informal landscape setting of the house and grounds including a two hundred
year old Wolf pine are also character-defining features of the historic resource.

1

A roofed structure covering a driveway at the entrance of a building to provide shelter while entering or leaving a
vehicle.
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The Secretary's Standards encourage “placing a new addition on a non-character-defining
elevation” and locating alterations to historic properties in areas where previous alterations
already exist.
The proposed changes relate to removal of two non-historic features (the guesthouse and
carport) and the addition of a detached two-car garage with an attached guesthouse. The
owners also propose to add windows to the second floor, for code required fire egress, and to
bring light and air into a bedroom on a secondary elevation, where no character-defining
features of the historic resource will be affected. The proposed windows are on an
inconspicuous area of the historic building envelope and will have differentiated, painted wood
windows.
The existing non-historic guest house is 18 inches from the east property boundary and carport
is approximately 12 inches from the historic residence. These two structures are proposed to
be removed as they are uncharacteristic of the historic property, are a distraction from the
historic residence, and are functionally awkward. The new garage/guesthouse structure will
have a stone veneer different from the stone piers of the Porte Cochere, and creates a easily
differentiated, simple structure that is subordinate to the two-story residence, but
complementary. It will have a flat – parapetted roof, which complements the flat roof on the
main house and keeps the building at a minimum height (12 feet to top of parapet). A trellis
and walkway are proposed to be constructed between the new garage and the “Las Abuelas”
residence.
The proposed demolition of the guesthouse, carport and two-story garage/apartment, and
construction of the new garage and guesthouse are designed so that the character-defining
features of the historic building and its environment will not be radically changed. The new
elements will reflect the existing historic building fabric so as to provide continuity of design.
The work will be compatible with the size, scale, proportions and massing of the Las Abuelas,
which will protect the integrity of the subject property and its environment. The proposed
work is consistent with Rehabilitation Standard #2 and #5. If removed in the future, the
essential form and integrity of the historic residence will be unimpaired, consistent with
Rehabilitation Standards #9 and #10.
Secretary of the Interior’s Standards: Standard #2 states, "The historic character of a property
shall be retained and preserved. The removal of historic materials or alteration of features and
spaces that characterize a property shall be avoided." Standard #3 states, "Each property shall

31

DS 17-107 (Slingerlend-Speers)
April 17, 2017
Staff Report
Page 6

be recognized as a physical record of its time, place, and use. Changes that create a false sense
of historical development, such as adding conjectural features or architectural elements from
other buildings, shall not be undertaken."
Standard #9 states that “the new work will be differentiated from the old and will be compatible
with the massing, size, and scale to protect the historic integrity of the property.” Standard #10
states, “New additions and adjacent or related new construction will be undertaken in such a
manner that, if removed in the future, the essential form and integrity of the historic property
and its environment would be unimpaired.”
Alternatives: The staff recommendation is to issue a determination that the application, as
conditioned by staff, is consistent with the Secretary’s Standards. Alternatively, the Board
could find the application inconsistent with the Secretary’s Standards, which would result in
either the applicant withdrawing the project or require additional CEQA analysis to evaluate
impacts on historic resources.
Environmental Review:
The California Environmental Quality Act (CEQA) requires
environmental review for alterations to historic resources that are not consistent with the
Secretary of the Interior’s Standards. If the alterations are consistent with the standards,
potential historic resource impacts under CEQA do not require further analysis. Staff concludes
that the proposed alterations would be consistent with the Secretary of the Interior’s Standards
and therefore, do not require additional environmental analysis.
ATTACHMENTS:
• Attachment A – Conditions of Approval
• Attachment B – Phase I and II Historic Assessments
• Attachment C – Project Plans
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CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
DS 17-107
Slingerlend-Speers
NW corner of Santa Lucia and San Carlos
Block: 143; Lots: 29, 31, 33, and 35
APN: 010-165-015 and 027

AUTHORIZATION:
1.

This Determination of Consistency (DS 17-107) authorizes alterations to the “Las
Abuelas” historic single-family residence (APN 010-165-015) including: (1) demolition of
a guesthouse (116 sq.ft.) and a carport (136 sq.ft.), (2) construction of a detached
garage (403 sq.ft.) and an attached guesthouse (292 sq.ft.), (4) installation of new
windows, and (4) construction of an arbor and modified site coverage. All work shall
conform to the approved plans except as conditioned by this permit and shall conform
to the Secretary of the Interior’s Standards.
Also authorized is the demolition of a two-story garage/apartment structure on the
adjacent property (APN 010-165-027) with the condition that this structure is not to be
demolished until there is an approved Design Study and building permit for a
replacement structure.

SPECIAL CONDITIONS:
2.

Prior to the beginning of construction, the applicant shall convene a pre-construction
meeting to include the contractor and the City’s Project Planner to ensure compliance
with the Secretary of the Interior’s Standards for the Treatment of Historic Properties. A
Building Permit will not be issued until this meeting has occurred.

3.

Trees shall be protected during construction by methods approved by the City Forester.
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
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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.

*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
Historic Resources Board
April 17, 2017
To:

Chair Dyar and Board Members

From:

Marc Wiener, AICP, Community Planning and Building Director

Subject:

Review of the Certified Local Government Annual Reports to be
submitted to the California Office of Historic Preservation

Recommendation:
Review and provide any input on the CLG Annual Reports
Background:
The Certified Local Government (CLG) Historic Preservation Program is a partnership among
local governments, the California Office of Historic Preservation (OHP), and the National Park
Service (NPS), which is responsible for administering the National Historic Preservation
Program. Local governments that have been certified are recognized for having established
historic preservation programs that are consistent with Federal and State standards. Local
governments must meet the following criteria in order to become a CLG:
•
•
•
•
•

Enforce appropriate State and local laws and regulations for the designation and
protection of historic properties;
Establish a historic preservation review commission by local ordinance;
Maintain a system for the survey and inventory of historic properties;
Provide for public participation in the local preservation program; and
Satisfactorily perform responsibilities delegated to it by the State.

On December 17, 2012, the City of Carmel-by-the-Sea received CLG status from the California
Office of Historic Preservation (OHP). To maintain status as a CLG, the City is required to submit
an annual report to the OHP covering the period from October 1 to September 30 of each
federal fiscal year. Staff has drafted a report for the period of 2015-2016. The CLG Annual
report is included as Attachment A, for the Historic Resources Board to review and provide any
comments prior to submitting to the OHP.
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CLG Annual Report
April 17, 2017
Staff Report
Page 2

On February 27, 2017, the HRB reviewed the CLG report and made several comments and
recommendations. Staff has revised the report accordingly. The revised CLG report is included
as Attachment A and the original is included as Attachment B for comparison.
ATTACHMENTS:
•
•

Attachment A – CLG Annual Report 2015-2016
Attachment B – CLG Annual Report 2015-2016
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Attachment A

Certified Local Government Program -- 2016 Annual Report
(Reporting period is from October 1, 2015 through September 30, 2016)

INSTRUCTIONS:
This is an interactive form with expanding text fields and check boxes. It will probably open as Read-Only. Save it to your
Complete
Se
computer before you begin entering data. This form can be saved and reopened.
Because this is a WORD form, it will behave generally like a regular Word document except that the font, size, and color are set by the text field.
• Start typing where indicated to provide the requested information.
• Click on the check box to mark either yes or no.
• To enter more than one item in a particular text box, just insert an extra line (Enter) between the items.

Date of commission/board review: April 17, 2017

Save completed form and email as an attachment to Lucinda.Woodward@parks.ca.gov. You can also convert it to a PDF and send as an email
attachment. Use the Acrobat tab in WORD and select Create and Attach to Email. You can then attach the required documents to that email. If the
attachments are too large (greater than10mb total), you will need to send them in a second or third email.
Name of CLG: Carmel-by-the-Sea

Report Prepared by: Marc Wiener, Planning Director
Minimum Requirements for Certification

I. Enforce Appropriate State or Local Legislation for the Designation and Protection of Historic Properties.
A. Preservation Laws

1. What amendments or revisions, if any, are you considering to the certified ordinance? Please forward drafts or proposals.
REMINDER: Pursuant to the CLG Agreement, OHP must have the opportunity to review and comment on ordinance
changes prior to adoption. Changes that do not meet the CLG requirements could affect certification status.

Carmel-by-the-Sea has the following two classifications of historic designation: 1) Historic Inventory,
and 2) Historic Register. A property that is found to be historically significant is placed on the City's
Historic Inventory. At the property owner's request, a property on the City's Historic Inventory can also
be added to the City's Historic Register. City Municipal Code 17.32 (Historic Preservation) indentifies
that properties on the Historic Register are entitled to certain benefits not available to those on the

1
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Historic Inventory, such as a Mills Act Contract and certain waivers from zoning standards. Other than
identifying these benefits, the Municipal Code does not clearly indicate the difference between the
Historic Inventory and the Historic Register. In applying the Municipal Code, City staff has determined
that the Register is intended for properties of greater historical significance and/or for properties which
the property owner agrees to limit future alterations to the historic building. The City is in the process
of amending Chapter 17.32 of the Municipal Code to provide a clearer distinction between the Historic
Inventory and Historic Register. Proposed new language has been drafted and submitted to the City's
Historic Resources Board for consideration.
http://www.codepublishing.com/CA/carmel.html … and then open section 17.32.

2. Provide an electronic link to your ordinance or appropriate section(s) of the municipal/zoning code.

Date Designated

Date Recorded by County
Recorder
4 Mills Act recorded
11/16/16

B. New Local Landmark Designations (Comprehensive list of properties/districts designated under local ordinance, HPOZ,
etc.)

Property Name/Address

NA

If a district, number of
contributors
5
(4 Mills Act properties and the
Frank Lloyd Wright house – ‘Cabin
on the Rocks’)

1. During the current reporting period what properties/districts have been locally designated?

NA

Property Name/Address
NA

Date Removed

2. What properties/districts have been de-designated this past year? For districts, include the total number of resource
contributors.

REMINDER: Pursuant to California Government Code § 27288.2, “the county recorder shall record a certified resolution establishing
an historical resources designation issued by the State Historical Resources Commission or a local agency, or unit thereof.”

NA

2
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☐ No
X Yes, it is included in another element. (Land Use Element)

(Reporting period is from October 1, 2015 through September 30, 2016)

C. Historic Preservation Element/Plan
1. Do you address historic preservation in your general plan?

☐ Yes, in a separate historic preservation element.

Provide an electronic link to the historic preservation section(s) of the General Plan.

http://ci.carmel.ca.us/tasks/sites/carmel/assets/File/general_plan/Land_Use.pdf

2. Have you made any updates to your historic preservation plan or historic preservation element in your community’s
general plan? ☐ Yes
X No
If you have, provide an electronic link. NA
3. When will your next General Plan update occur? Likely 2018 to 2020

D. Review Responsibilities
1. Who takes responsibility for design review or Certificates of Appropriateness?

What is the threshold between staff-only review

☐ All projects subject to design review go to the Historic Resources Board.

X Some projects are reviewed at the staff level without Board review.

and full-Board review? The majority of the projects are reviewed by the City’s Historic Resources Board
(HRB). However, staff has the authority to approve minor alterations and repairs to historic buildings, as
set forth in Municipal Code Section 17.32.150.

What is the role of the staff and commission in providing input to CEQA documents prepared for or by the local

2. California Environmental Quality Act
•

government? The City’s HRB provides staff with input on the associated CEQA document or
determination when there are such opportunities. For example, the most recent opportunity was

3
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when the City prepared an EIR for the potential sale of a portion of parkland that included the
historic Flanders’s mansion. The HRB reviewed several drafts of the EIR and provided input and
analysis that were incorporated in the development of the CEQA document. There were no CEQA
review opportunities in 2016.

What is the role of the staff and commission in reviewing CEQA documents for projects that are proposed within the

jurisdiction of the local government? The HRB is advisory to the Planning Commission and/or City
Council on the adequacy of CEQA documents that pertain to historic preservation. Staff functions in
a supportive role by providing the environmental document to the HRB with an environmental review
analysis and summary included in a staff report.

What is the role of the staff and commission in reviewing Section 106 documents for projects that are proposed within

government? The Carmel Mission Basilica is located within the City’s boundaries and is listed on the
National Register of Historic Places. Any project requiring the preparation of Section 106
documents would require input from staff, the HRB, and the Planning Commission if necessary.

What is the role of the staff and commission in providing input to Section 106 documents prepared for or by; the local

3. Section 106 of the National Historic Preservation Act
•

•

the jurisdiction of the local government? The Carmel Mission Basilica is located within the City’s
boundaries and is listed on the National Register of Historic Places. In 2010 a Basilica seismic
retrofit project was approved by the City. As part of the permit process the HRB Board and Planning
Commission were provided a copy of the Section 106 documents for review and input.

II. Establish an Adequate and Qualified Historic Preservation Review Commission by State or Local Legislation.

Date Appointed

October 2017

Date Term Ends

erik@dyararchitecture.com

A. Commission Membership

January 2006

lynnmomboisse@gmail.com

Email Address
Architect

April 2018

Professional Discipline

Erik Dyar

April 2016

Name

Lynn Momboisse

Historian/Author of book on
Historic Resources

4
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Thomas Hood

Kathryn Gualtieri

Real Estate Sales

Architect

Historian/Author

December 2016

July 2016

October 2013

December 2018

July, 2018

October 2019

alexforcarmel@gmail.com

tom@t-hood.com

kgcarmel@yahoo.com

(Reporting period is from October 1, 2015 through September 30, 2016)

Alex Heisinger
Attach resumes and Statement of Qualifications forms for all members.

1. If you do not have two qualified professionals on your commission, why have the professional qualifications not been met and

how is professional expertise being provided? The HRB currently has three qualified professionals including a
professional historian and two licensed architects, one real estate salesperson, and one interested
member of the community active in historic preservation.

2. If all positions are not currently filled, why is there a vacancy, and when will the position will be filled? Albeit there were

Email Address

mwiener@ci.carmel.ca.us

two resignations in 2016, the positions were promptly filled. There are no vacancies.
B. Staff to the Commission/CLG staff

☐ No

Dept. Affiliation
Community Planning and
Building

1. Is the staff to your commission the same as your CLG coordinator? X Yes
2. If the position(s) is not currently filled, why is there a vacancy? N/A

Discipline
City Planning

Attach resumes and Statement of Qualifications forms for staff.
Name/Title
Marc Wiener, Director

5
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☐

☐

☐

Oct

X

X

X

X

Nov

☐

☐

☐

☐

☐

Dec

☐

X

X

X

X

Jan

☐

☐

☐

☐

☐

Feb

☐

☐

☐

☐

☐

Mar

☐

X

X

X

X

Apr

☐

X

X

☐

X

May

☐

☐

☐

☐

☐

Jun

X

X

X

X

X

Jul

X

X

X

X

X

Aug

☐

☐

☐

☐

☐

Sep

C. Attendance Record
Please complete attendance chart for each commissioner and staff member. Commissions are required to meet four times a
year, at a minimum.

Julie Wendt

☐
X

Commissioner/Staff
Erik Dyar

Kathryn Gualtieri

☐

Elinor Laiolo 1 / Lynn
Momboisse
Gregory Carper 2 / Thomas
Hood

Lynn Momboisse

Kathryn Gualtieri

Erik Dyar

N/A

N/A

N/A

N/A

Training Title & Description

N/A

N/A

N/A

N/A

N/A

Duration of Training

N/A

N/A

N/A

N/A

N/A

Training Provider

N/A

N/A

N/A

N/A

N/A

Date

Commissioner/Staff
Name

Alex Heisinger

N/A

Replaced by Lynn Momboisse
Replaced by Thomas Hood

Thomas Hood

D. Training Received
Indicate what training each commissioner and staff member has received. A CLG requirement is that all commissioners and
staff to the commission attend at least one training program relevant to your commission each year. It is up to the CLG to
determine the relevancy of the training.

1
2
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III. Maintain a System for the Survey and Inventory of Properties that Furthers the Purposes of the National Historic
Preservation Act

Description

How it is Being Used

Date Submitted to
OHP
September 2012

A. Historical Contexts: initiated, researched, or developed in the reporting year
NOTE: California CLG procedures require CLGs to submit survey results including historic contexts to OHP. If you have not
done so, submit a copy (PDF or link if available online) with this report.
Context Name
Carmel Historic Context
Statement

Document includes a summary of
Carmel's development history, people of
local significance, and a description of
historic architectural themes.

The Context Statement provides
guidance for making
determinations of historic
eligibility. The document will
eventually be used to assist the
City with creating historic
districts.

B. New Surveys or Survey Updates (excluding those funded by OHP)

NOTE: The evaluation of a single property is not a survey. Also, material changes to a property that is included in a survey,
is not a change to the survey and should not be reported here.

Context
Basedyes/no
N/A

Level:
Reconnaissance
or Intensive
N/A

Acreage

N/A

# of
Properties
Surveyed
N/A

N/A

Date
Completed

N/A

Date
Submitted to
OHP

California CLG procedures require CLGs to submit survey results including historic contexts, to OHP. If you have not done
so, submit a copy (electronic format preferred) with this report.
Survey Area

No survey update

How are you using the survey data? N/A
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Property
Name/Address
Lonergan Residence
APN: 010-154-005
Addition

Additions/Deletions to
Inventory
Addition

N/A

Status Code Change
From - To
N/A

N/A

N/A

Reason

2016

November 2015

Date of Change

C. Corrections or changes to Historic Property Inventory

Frank Lloyd Wright
‘Cabin on the Rocks’

IV. Provide for Adequate Public Participation in the Local Historic Preservation Program

Description
Joint committee reviewed various structures to hold up as an
example of modernism.
John Thodos presentation by Eric Dyar
Two news articles by ex-HRB member Julie Wendt

Date
2016

A. Public Education
What public outreach, training, or publications programs has the CLG undertaken? Please provide copy of (or an electronic
link) to all publications or other products not previously provided to OHP.
Item or Event
1. Modernism architecture of Carmel
exhibit
2. Joint Committee on Modernism
3. ‘John Thodos Architect presentation
4. Two news articles on Carmel historic
properties

V. Additional Information for National Park Service Annual Products Report for CLGs (certified before October 1, 2013).

NOTE: OHP will forward this information to NPS on your behalf. Please read “Guidance for completing the Annual Products Report
for CLGs” located http://www.nps.gov/history/hpg/local/2013CLG_GPRA/FY2013_Annual_Instructions2014.doc.

8
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Certified Local Government Program -- 2016 Annual Report
A. CLG Inventory Program

Number of Properties added

During the reporting period how many historic properties did your local government add to the CLG inventory? This is the
total number of historic properties and contributors to districts (or your best estimate of the number) added to your inventory
from all programs, local, state, and Federal, during the reporting year. These might include National Register, California
Register, California Historic Landmarks, locally funded surveys, CLG surveys, and local designations.

Program area
City of Carmel-by-the-Sea

1 property was added to the City’s historic inventory; 4 properties
were added to the local register (same as Mills Act properties added
in 2016). 1 property (Frank Lloyd Wright – ‘Cabin on the Rocks’ was
added to the National Register.

B. Local Register (i.e., Local Landmarks and Historic Districts) Program

1. During the reporting period did you have a local register program to create local landmarks and/or local districts (or a
similar list of designations) created by local law?
X Yes
☐ No

☐ No

Total Number of Properties Benefiting From Program

X Yes

2. If the answer is yes, then how many properties have been added to your register or designated since October 1, 2015? 4

C. Local Tax Incentives Program
1. During the current reporting period did you have a Local Tax Incentives Program, such as the Mills Act?

Number of Properties Added During
Current Reporting Period
4

8

2. If the answer is yes, how many properties have been added to this program since October 1, 2014? 0
Name of Program
Mills Act

D. Local “bricks and mortar” grants/loan program

9
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1. During the reporting period did you have a local government historic preservation grant and/or loan program for
rehabilitating/restoring historic properties?
☐Yes X No

N/A

Number of Properties that have Benefited

2. If the answer is yes, then how many properties have been assisted under the program(s) after October 1, 2013? N/A
Name of Program

E. Design Review/Local Regulatory Program

1. During the reporting period did your local government have a historic preservation regulatory law(s) (e.g., an ordinance
requiring Commission and/or staff review of, 1) local government undertakings and/or, 2) changes to, or impacts on
historic properties? X Yes
☐ No

2. If the answer is yes then, since October 1, 2015, how many historic properties did your local government review for
compliance with your local government’s historic preservation regulatory law(s)? 15
F. Local Property Acquisition Program

1. During the reporting period did your local program acquire (or help to acquire) historic properties in whole or in part
through purchase, donation, or other means? ☐Yes X No

N/A
Name of Program
N/A

Number of Properties that have Benefited

2. If the answer is yes, then how many properties have been assisted under the program(s) during this reporting period?

N/A

10
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VI. In addition to the minimum CLG requirements, OHP is interested in a Summary of Local Preservation Programs

A. What are the most critical preservation planning issues? 1) Educating property owners and real estate agents on
the goals and objectives of Carmel’s historic preservation program, 2) Challenges associated with the
rehabilitation and alteration of historic properties, and 3) Promoting benefits that go along with having a
historic property, such as the Mills Act Contract.

B. What is the single accomplishment of your local government this year that has done the most to further preservation in your

community? The City Council approved four additional Mills Act contracts passed a resolution that allows
more Mills Act contract (15 contracts over three calendar years) than previously allowed. There is a
provision that the Council review the Mills Act Program in three years, which would be at the end of 2018.
At that time the Council will have the opportunity to once again review the Mills Act Program and make
revisions if necessary.

C. What recognition are you providing for successful preservation projects or programs? For a short while the City had a
program referred to as the “Historic Home of the Month”. As part of this program photographs and
background information for selected historic properties were submitted to the local newspaper for weekly
publication.

D. How did you meet or not meet the goals identified in your annual report for last year? An objective was to advance
community awareness of the importance of historic Mid-Century Modern architecture. The subcommittee
with a mid-century modernist exhibit that was stationed in the City.

E. What are your local historic preservation goals for 2017? 1) Update the City’s Historic Context Statement, and 2)
Initiate the process of amending the Municipal Code to distinguish between the Historic Inventory and
Register, 3) update Context Statement to incorporate ‘Modernism’, and 4) conduct Mills Act outreach with
focus on commercial properties.

F. So that we may better serve you in the future, are there specific areas and/or issues with which you could use technical
assistance from OHP? Provide notifications of upcoming grants and training opportunities

11
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Training Needed or Desired
How to apply for State Historic Preservation Grants

Work with City staff and speak to Historic Resources
Board at a public meeting

Desired Delivery Format
Workshop or webinar

G. In what subject areas would you like to see training provided by the OHP? How you like would to see the training delivered
(workshops, online, technical assistance bulletins, etc.)?

Information on how to create a historic district

Work with City staff and speak to Historic Resources
Board at a public meeting

X Yes ☐ No

How to designate a historic property as a State
Landmark

H. Would you be willing to host a training working workshop in cooperation with OHP?

Resumes and Statement of Qualifications forms for all commission members/alternatives and staff
Minutes from commission meetings
Drafts of proposed changes to the ordinance

VII Attachments

X
X
X

☐Drafts of proposed changes to the General Plan
☐Public outreach publications

12

77

Certified Local Government Program -- 2016 Annual Report
(Reporting period is from October 1, 2015 through September 30, 2016)
Email to Lucinda.Woodward@parks.ca.gov
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