CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
REGULAR MEETING AGENDA
Regular Meeting
City Hall
East Side of Monte Verde Street
Between Ocean & Seventh Avenues
A.

CALL TO ORDER AND ROLL CALL
Commissioners:

B.

May 10, 2017
Wednesday
Tour: 2:30 p.m.
Meeting: 4:00 p.m.

Don Goodhue, Chair
Michael LePage, Vice Chair
Julie Wendt
Gail Lehman
Karen Sharp

TOUR OF INSPECTION
Shortly after 2:30 p.m., the Commission will leave the Council Chambers for an on-site
Tour of Inspection of all properties listed on this agenda (including those on the
Consent Agenda). The Tour may also include projects previously approved by the
City and not on this agenda. Prior to the beginning of the Tour of Inspection, the
Commission may eliminate one or more on-site visits. The public is welcome to follow
the Commission on its tour of the determined sites. The Commission will return to the
Council Chambers at 4:00 p.m. or as soon thereafter as possible.

C.

ROLL CALL

D.

PLEDGE OF ALLEGIANCE

E.

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

F.

APPEARANCES
Anyone wishing to address the Commission on matters not on the agenda, but within
the jurisdiction of the Commission, may do so now. Please state the matter on which
you wish to speak. Matters not appearing on the Commission 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 otherwise established by the Commission Chair.
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.
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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. Draft minutes from the April 12, 2017 Planning Commission Meeting (p. 5)
2. DS 16-466 (Cosentino)
Claudio Ortiz Design Group
Mission Street, 4 NE of 10th Avenue
Block: 109; Lot: 12
APN: 010-076-015

Consideration of a Final Design Study (DS 16466) and associated Coastal Development Permit
for the construction of a new single-family
residence located in the Single-Family Residential
(R-1) Zoning and Archaeological Significance
(AS) Overlay Zoning Districts (p. 14)

3. DS 17-036 (Simpson)
Adam Jeselnick, Architect
Dolores 3 parcels NW of 11th Ave
Block: 115; Lot 13
APN: 010-158-007

Consideration of a Final Design Study (DS 17036) and associated Coastal Development Permit
for the demolition of an existing residence and
construction of a new residence located in the
Single-Family Residential (R-1) Zoning District
(p. 37)

4. DS 17-066 (McDougall)
Thomas B. Hood, Architect
Monte Verde 2 NW of 11th Avenue
Block: E; Lot: 15
APN: 010-185-008

Consideration of a Final Design Study (DS 17066) and associated Coastal Development Permit
for alterations to an existing residence located in
the Single-Family Residential (R-1) Zoning
District (p. 66)

H.

PUBLIC HEARINGS
If you challenge the nature of the proposed action in court, you may be limited to raising
only those issues you or someone else raised at the public hearing described in this
notice, or in written correspondence delivered to the Planning Commission at, or prior to,
the public hearing.

1. CDP 17-108 (Gini Wedding)
Donovan Gini
Carmel Beach – Scenic & 12th 4

Consideration of a Coastal Development Permit
(CDP 17-108) for a wedding ceremony on
Carmel Beach that includes 150 attendees
(p.93)

Planning Commission Meeting Agenda
May 10, 2017
2

2. UP 17-140 (Blair Winery)
Jeffrey Blair, Business Owner
Carmel Plaza
Block: 78; Lot: All
APN: 010-086-006

Consideration of a Use Permit (UP 17-140)
application to relocate an existing wine tasting
room to a space located in the Carmel Plaza
(p. 103)

3. DS 17-072 (Gleitsmann)
Claudio Ortiz, Designer
Lincoln Street, 3 SW of 2nd
Block: 31; Lots: ½ of 5 & 7
APN: 010-221-003

Consideration of a Concept and Final Design
Study (DS 17-072) and associated Coastal
Development Permit for alterations to an
existing residence located in the Single-Family
Residential (R-1) Zoning District (p. 127)

4. DS 17-107 / LLA 17-111 / UP 17-167
(Slingerlend-Speers)
Eric Dyar, Architect
NW corner of San Carlos and Santa Lucia
Block: 143; Lots: 29, 31, 33 & 35
APN: 010-165-015 and 010-165-027

Consideration of a combined Concept and Final
Design Study (DS 17-107), Use Permit (UP 17167), Lot-Line Adjustment (LLA 17-111) and
associated Coastal Development Permit for the
demolition of an existing guesthouse and
carport and construction of a new guesthouse
and garage on a historic property located in the
Single-Family Residential (R-1) Zoning District
(p. 163)

5. DS 17-061 (Pot D’Or)
Chris Tescher, Applicant Representative
SW corner of Camino Real & 7th
Block: N; Lot: 1
APN: 010-265-001

Consideration of a Concept Design Study (DS
17-061) and associated Coastal Development
Permit for the demolition of an existing
residence and construction of a new residence
located in the Single-Family Residential (R-1)
Zoning District (p. 193)

6. DS 17-088 (Harinarayan/Neelakantan)
Aengus Jeffers, Attorney
Scenic Road, 9 SW Ocean Ave
Block: C2; Lots: 6 and portion of 7
APN: 010-312-010

Consideration of Concept Design Study (DS 17088) and associated Coastal Development
Permit for the demolition of an existing
residence and construction of a new singlefamily residence located in the Single-Family
Residential (R-1) Zoning District, and Park
Overlay (P), Beach and Riparian (BR) Overlay,
and Archaeological Significance Overlay (AS)
Districts.
The parcel is adjacent to the
Environmentally Sensitive Habitat Area
Overlay Area (ESHA) of Carmel Beach
(p. 233)
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7. Capital Improvement Plan Review
City-Wide

I.

Review of the FY 2017/18 Capital Improvement
Plan (CIP) and determination of consistency
with the City’s General Plan (p. 286)

DIRECTOR’S REPORT
1. Update on Planning Activities

J.

BOARD MEMBER ANNOUNCEMENTS

K.

ADJOURNMENT
The next meeting of the Planning Commission will be: Wednesday, June 14, 2017
The City of Carmel-by-the-Sea does not discriminate against persons with disabilities.
Carmel-by-the-Sea City Hall is an accessible facility. The City of Carmel-by-the-Sea
telecommunications device for the Deaf/Speech Impaired (T.D.D.) Number is 1-800-7352929.
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 of the
Administrative Coordinator. If you need assistance, please advise the Planning
Commission Secretary what item you would like to comment on and the microphone will
be brought to you.
Any writings or documents provided to a majority of the Planning Commission regarding
any item on this agenda will be made available for public inspection in the Planning &
Building Department located in City Hall, east side of Monte Verde between Ocean & 7th
Avenues, during normal business hours.

AFFIDAVIT OF POSTING
I, Marc 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 Avenues and the Carmel Post Office.
Dated this 4th day of May 2017 at the hour of 4:00 p.m.

____________________________________
Marc Wiener, AICP
Community Planning and Building Director
Planning Commission Meeting Agenda
May 10, 2017
4

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION REGULAR MEETING – MINUTES
April 12, 2017
A.

CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION
PRESENT:

Commissioners: Wendt, Lehman, Sharp, LePage and Goodhue

ABSENT:

N/A

STAFF PRESENT:

B.

Marc Wiener, Community Planning & Building Director
Catherine Tarone, Assistant Planner
Matthew Sundt, Contract Planner
Stuart Poulter, Contract Planner
Cortina Whitmore, Planning Commission Secretary

TOUR OF INSPECTION
The Commission convened at 1:45 p.m. and then toured the following sites:
• DS 17-036 (Simpson), Dolores 3 parcels NW of 11th Ave., Blk: 115; Lot:13
• DS 17-066 (McDougall), Monte Verde 2 NW of 11th Ave.; Blk: E, Lot: 15
• APP 17-089 (Quiring), SE corner of Camino Real & 9th Ave.; Blk: J; Lot: 2 & 4
• DR 16-364 (Fountain), 8th Ave. 2 NW of Junipero St.; Blk: 89; Lot: 26
• UP 17-80 (Cocoa Bar), Carmel Plaza; Block: 78; Lot: All
• UP 14-17 (Affina Bistro), SW corner of San Carlos & 6th Ave.; Blk: 71: Lot: 1
• UP 17-105 (Inferno Hot Pilates); Dolores 2 NE of 7th Ave.; Blk: 76; Lot: 18

C.

ROLL CALL
Chairman Goodhue called the meeting to order at 4:00 p.m.

D.

PLEDGE OF ALLEGIANCE
Members of the audience joined Commission Members in the Pledge of Allegiance.

E.

ANNOUCNCEMENTS/EXTRAORDINARY BUSINESS
N/A

F.

APPEARANCES
Speakers #1: Rodomil Novak provided the Commission with a letter on the behalf of the
McMilans which expressed concern with a neighboring building project and requested a
stop work on all construction.
Speaker #2: Carol Rothman and Bobby Freeman, property owners of the project the
McMilans are opposed to informed the Commission their building permit was approved
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through the building department and noted the project was previously placed on hold to
allow the City the opportunity to investigate and address the concerns raised by the
McMilans. Ms. Rothman commended the City on its due diligence in the matter.
Marc Wiener, Planning Director informed the Commission the matter between the
McMilans and the Freemans is a civil matter and not in the City’s purview.
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. Draft minutes from the March 8, 2017 Planning Commission Meeting.
Commissioner Lehman moved approve the draft minutes from the March 8, 2017
Planning Commission meeting. Commissioner Sharp seconded the motion and
carried the following vote: 5-0-0-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

H.

COMMISSIONERS: LEHMAN, WENDT, SHARP, LEPAGE &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

PUBLIC HEARINGS
1. APP 17-089 (Quiring)
SE corner of Camino Real & 9th Ave.
Block: J; Lot: 2 & 4
APN: 010-217-014

Consideration of an appeal ( APP 17-089) of
the Planning Staff decision to approve Design
Study (DS 17-039/Raffel) application for the
construction of a rooftop deck above a garage
located in the Single-Family Residential (R-1)
Zoning District (p.13)

Matthew Sundt, Contract Planner presented staff report and noted APP 17-089 is a De
Novo hearing. Mr. Sundt summarized the Appellant’s concerns regarding deck furniture,
the proposed trellis and potential view impacts.
Appellant was not present to speak.
Chair Goodhue opened the public hearing.
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Speaker #1: Eric Miller, Architect answered questions from the Commission and
expressed a willingness to lower the trellis.
Chair Goodhue closed the public hearing.
The Commission held brief discussion.
Commissioner LePage moved to deny the appeal with the conditions of approval
and added a special condition that the Owner/Applicant lowers the trellis height to
seven (7) feet. Commissioner Sharp seconded the motion and carried the following
vote: 5-0-0-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LEHMAN, WENDT, LEPAGE, SHARP &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

2. DS 16-466 (Cosentino)
Claudio Ortiz Design Group
Mission St., 4 NE of 10th Ave.
Blk: 109; Lot: 12
APN: 010-076-015

Consideration of a Combined Concept and Final
Design Study (DS 16-466) and associated
Coastal Development Permit for the construction
of a new single-family residence located in the
Single-Family Residential (R-1) Zoning and
Archeological Significance (AS) Overlay Zoning
Districts (p.32)

Matthew Sundt, Contract Planner presented the staff report. Mr. Sundt summarized
design changes and answered slope questions from the Planning Commission.
Marc Wiener, Planning Director noted the slope of the property exceeds 30% and
requested guidance from the Planning Commission to determine the allowable buildable
area.
Speaker #1: Applicant, Claudio Ortiz addressed 30% slope concerns and provided visual
renderings to delineate proposed fill section.
Chair Goodhue opened the public hearing.
Speaker #2: Tara Twomey, neighbor expressed safety concerns due to the proposed
garage placement.
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Speaker #3: Jerome Politzer, resident to the south expressed concern with the slope of the
neighboring property and proposed dirt removal. Mr. Politzer requested the Planning
Commission limit the allowable buildable area.
Chair Goodhue closed the public hearing.
The Commission held a brief discussion in regards to the property slope and proposed
garage placement.
Commissioner LePage motioned to continue DS 16-466 (Cosentino) with the
direction the Applicant redesign the garage to set back farther from the front yard
setback. Motion seconded by Commissioner Lehman and carried the following vote:
5-0-0-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LEHMAN, WENDT, SHARP, LEPAGE &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

3. DS 17-066 (McDougall)
Thomas B. Hood, Architect
Monte Verde 2 NW of 11th Ave.
Block: E; Lot: 15
APN: 010-185-007

Consideration of a Combined Concept and
Final Design Study (DS 17-066) and
associated Coastal Development Permit for
alterations to an existing residence located in
the Single-Family Residential (R-1) Zoning
District (p.61)

Marc Wiener, Planning Director presented the staff report and summarized project
history.
Speaker #1: Applicant, Thomas B. Hood provided further design details and answered
questions from the Commission.
Chair Goodhue opened the public hearing seeing no speakers Chair Goodhue closed the
public hearing.
The Commission held discussion. Commissioner Lehman commended Mr. Hood on his
design and requested the installation of down-light fixtures. Commissioner Sharp noted
concern for the proposed carport and trees in surrounding driveway area. Commissioner
LePage stated the proposed carport and rooflines are not subordinate to the main
structure. Commissioner Wendt also commended Mr. Hood on the effort to improve the
residence and suggested a light fixture on the front porch. Chair Goodhue concluded the
discussion with the direction to reduce the size of the garage.
Commissioner LePage moved to accept Concept Design DS 16-066 and return to the
Planning Commission for Final Design consideration to allow the Applicant time to
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work with staff to simplify the carport to become subordinate to the main structure,
install opaque shielded down lights and eliminate condition #24. Motion seconded
by Commissioner Wendt and carried the following roll call vote: 5-0-0-0. Motion
approved.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: SHARP, LEHAMN, LEPAGE, WENDT &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

4. DS 17-036 (Simpson)
Adam Jeselnick, Architect
Dolores 3 parcel NE of 11th Ave.
Block: 115; Lot: 13
APN: 010-158-007

Consideration of a Concept Design Study (DS
17-036) and associated Coastal Development
Permit for the demolition of an existing
residence and construction of a new residence
located in the Single-Family Residential (R-1)
Zoning District (p.94)

Catherine Tarone, Assistant Planner presented the staff report. Ms. Tarone answered
questions from the Commission.
Chair Goodhue opened the public hearing, seeing no speakers Chair Goodhue closed the
public hearing.
The Commission held discussion.
Commissioner Wendt moved to accept Concept Design DS 17-036 subject to staff
findings and conditions with the modification to condition #1 to replant the required
tree after completion of construction and prior to building permit final inspection
and eliminate special condition #2. Motion seconded by Commissioner Sharp and
carried the following vote: 5-0-0-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LEHMAN, LEPAGE, SHARP, WENDT &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

5. UP 17-105 (Inferno Hot Pilates)
Jenna Fortuna, business owner
Dolores 2 NE of 7th Ave.
Block: 76; Lot: 18
APN: 010-146-008

Consideration of a Use Permit (UP 17-105)
application for the establishment of a
pilates fitness studio in a commercial
business space located in the Central
Commercial (CC) Zoning district. (p.121)

Catherine Tarone, Contract Planner presented the staff report.
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Speaker #1: Jenna Fortuna, business owner noted the space does not require the use of
space heaters.
Chair Goodhue opened the public hearing, seeing no speakers the public hearing was
closed.
The Commission held discussion.
Commissioner LePage motioned to approve UP 17-105 with conditions per staff.
Motion seconded by Commissioner Sharp and carried the following roll call: 5-0-00.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: LEHMAN, SHARP, LEPAGE, WENDT &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

6. UP 14-17 (Affina Bistro)
SW corner of San Carlos & 6th Ave.
Block: 71; Lot: 1
APN: 010-134-011

Consideration of a Live Music Permit (UP 1417) application for Affina Bistro restaurant.
The site is located in the Central Commercial
(CC) Zoning District. (p.130)

Marc Wiener, Planning Director presented the staff report. Mr. Wiener summarized
project history and noted staff support for the Live Music Permit.
Speaker #1: Applicant/Business Owner, Nicolas Izzard stated intended live music uses.
Mr. Izzard requested the occasional use of a microphone for vocal performances.
Chair Goodhue opened the public hearing.
Speaker #2: Robert Durham, adjacent neighbor acknowledged Affina was compliant for
the six months probation period and reiterated desire for Affina Bistro to stay within its
Use Permit guidelines.
Speaker #3: Ken Spilfogel, restaurant owner voiced support for the City Code
Compliance Officer and noted Affina adds a positive impact to the City.
Chair Goodhue closed the public hearing.
The Commission held discussion. Commissioner LePage requested the City perform an
acoustic analysis and review piano placement for potential sound impact. Commissioner
LePage clarified no amplified sound is allowed which also applies to singers/vocalists.
Commissioner Lehman recommended that special condition #4, which calls for a
Planning Commission to review of the Use Permit in 12 months reduced to 6 months.
Commissioner Wendt inquired as to who would perform the acoustic test.
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Commissioner LePage motioned to grant Use Permit (UP 14-17) with the
amendments to authorize Affina Bistro the use of non-amplified piano, guitar or
vocal live music ancillary to the primarily use of the restaurant, modify condition #4
to read any three violations within a 6 month period shall require revocation by the
Planning Commission and added special condition that prior to the commencement
of live music staff will conduct an onsite sound test with the Business Owner to
determine acceptable noise levels. Motion seconded by Commissioner Lehman and
carried the following roll call: 5-0-0-0.
AYES:
NOES:
ABSENT:
ABSTAIN:

COMMISSIONERS: SHARP, WENDT, LEPAGE, LEHMAN &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

7. UP 17-80 (Cocoa Bar)
Mira Porges, Business Owner
Carmel Plaza
Block: 78; Lot: All
APN: 010-086-006

Consideration of a Use Permit (UP 17-80)
application to convert an existing restaurant
(Carmel Coffee and Cocoa Bar) located in the
Central Commercial (CC) Zoning District
from a specialty restaurant to a full-line
restaurant (p.139)

Marc Wiener presented the staff report.
Speaker #1: Applicant, Mira Porges explained the Cocoa Bar’s new business model and
voiced support of the use change to a full-line restaurant.
Chair Goodhue opened the public hearing.
Speaker #2: Ken Spilfogel, member of the former restaurant committee expressed
reservations with the proposed change of use.
Chair Goodhue closed the public hearing.
The Commission held discussion.
Commissioner LePage motioned to continue UP 17-80 with the direction the
Applicants return to the Planning Commission with a signage proposal that will
comply with the City’s Municipal Code. Motion seconded by Commissioner Sharp
and carried the following roll call: 5-0-0-0.
AYES:
NOES:
ABSENT:

COMMISSIONERS: LEHMAN, SHARP, LEPAGE WENDT &
GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE
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ABSTAIN:

COMMISSIONERS: NONE

8. DR 16-364 (Fountain)
Eric Miller, Architect
8th Ave. 2 NW of Junipero St.
Block: 89; Lot: 26
APN: 010-087-020

Consideration of a Concept Design Review
(DR 16-384) and associated Coastal
Development Permit for the construction of a
new mixed-use building located on a vacant
parcel in the Residential and Limited
Commercial (RC) Zoning District (p.150)

Marc Wiener presented the staff report.
Speaker #1: Eric Miller, Architect clarified the project design and answered questions
from the Commission.
Chair Goodhue opened the public hearing.
Speaker #2: Anthony Lombardo, representative for the Fountains noted the City does not
have a sidewalk plan for north side of 8th Ave.
Chair Goodhue closed the public hearing.
The Commission held discussion. Commissioner Wendt noted possible encroachment
issues. Commissioner Lehman expressed her reservations with two stone buildings
adjacent to each other. Commissioner Goodhue noted several design elements to the
building. Commissioner LePage voiced support for the proposed building however noted
right-of-way and retaining wall challenges. Commissioner Wendt spoke in favor of a
stone building. Commissioner Sharp voiced concern with the number of bathrooms
included in the office space design.
Commissioner LePage moved to accept Concept Design DR 16-364 (Fountain) and
to recommend to the City Council to approve the retaining wall and driveway in the
right of way and provided direction to the Applicant to remove some or all showers
from the offices. Motion seconded by Commissioner Wendt and carried the
following roll call: 3-2-0-0.
AYES:
NOES:
ABSENT:
ABSTAIN:
I.

COMMISSIONERS: SHARP, LEPAGE & WENDT
COMMISSIONERS: LEHMAN & GOODHUE
COMMISSIONERS: NONE
COMMISSIONERS: NONE

DIRECTOR’S REPORT
1. Update on Planning Activities
Marc Wiener summarized upcoming Planning Commission discussion items.

J.

BOARD MEMBER ANNOUCEMENT
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N/A
K.

ADJOURNMENT
There being no further business, Chair Goodhue adjourned the meeting at 8:56 p.m.
The next meeting of the Planning Commission is scheduled:
Wednesday, May 10, 2017 at 4: 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
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of a Final Design Study (DS 16-466) and associated Coastal
Development Permit for the construction of a new single-family residence
located in the Single-Family Residential (R-1) Zoning and Archaeological
Significance (AS) Overlay Zoning Districts.

Application:
Block:
Location:
Applicant:

DS 16-466
109
Mission Street, 4 N/E of 10th Avenue
Claudio Ortiz Design Group

APN:
Lot:

010-076-015
12

Property Owner: Cosentino

Executive Summary
The applicant is requesting approval to build a new 2,120 square-foot, two-story, single-family
residence, with attached garage.
Recommendation:
Approve the Final Design Study (DS 16-466) and associated Coastal Development Permit subject to
the attached findings and conditions.
Background and Project Description:
The Planning Commission conducted a combined Concept and Final Design Study review of this
project on April 14, 2017. The Planning Commission made a motion at that time to continue the
review of the project with direction that the applicant redesign the residence so that the garage
would be located farther back from the front property line. The applicant has revised the plans to
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DS 16-466 (Cosentino)
May 10, 2017
Staff Report
Page 2

reflect the Planning Commission’s request. The Planning Commission also determined that the
applicant could backfill the property 1-2 feet in order to reduce the slope to less than 30 percent.
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

1,800 sf

NA

2,120 sf:

Main Level – 1,037 sf
Lower Level – 343 sf
Basement – 220 sf
Garage – 200 sf
Site Coverage

396 sf/ 556 sf 1

NA

556 sf

Trees

3 Upper /1 Lower
(recommended)

2 Monterey Pines
2 Coast live oak
2 Black Acacia

Two Monterey pines

Ridge Height (1st/2nd)

18’/24’

NA

Max. 1st floor: 18’
Max. 2nd floor: 24’

Plate Height (1st/2nd)

12’/ 18’

NA

Max. 1st floor: 9’
Max. 2nd floor: 19’

Setbacks

Minimum Required

Existing

Proposed

Front

10’

NA

15’ @ residence
15’ @ garage

Composite Side Yard

25%

NA

Min: 10’

Minimum Side Yard

3’

NA

@ south boundary: 5’ – 8”
@ north boundary: 4’ – 4”

Rear

15’

NA

Min: 18’ – 5” (2nd flr. deck)
Min: 23’ – 8” (2nd flr.)

Staff analysis:
Finish Details: Design Guideline 9.5 encourages using natural materials such as wood in
conjunction with stucco and Guideline 9.4 states, “Architectural details should appear to be
authentic, integral elements of the overall building design concept”; specifically, “details that
appear to be applied as superficial elements should be avoided.”
1

556 sq.ft. total allowed if no more than 50% of site coverage is impervious.

15

DS 16-466 (Cosentino)
May 10, 2017
Staff Report
Page 3

The prominent features of the proposed finish details include the wood shingle exterior on all
elevations, wood shingle roofing, wood windows and doors, and columns at the rear of the
residence to support main floor decking. In staff’s opinion, the applicant’s proposed architectural
details are authentic and integral elements of the design.
Landscape Plan: The landscape plan depicts site coverage elements including a sand set paver
driveway and front walkway. The landscape plan includes two new Monterey pines and native
drought tolerant plants as required by the City.
Alternatives: Staff has included draft findings that the Commission can adopt if the Commission
chooses to approve the project with the proposal to backfill the rear of the lot. However, if the
Commission does not support this proposal, then it 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:
•
•
•

Attachment A – Findings for Approval
Attachment B – Draft for Approval
Attachment C – Project Plans
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Attachment A – Findings for Approval
DS 16-466 (Cosentino)
May 10, 2017
Findings for Approval
Page 1

FINDINGS REQUIRED FOR 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

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.

✔

NO

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.
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.

✔

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.

✔

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.

✔

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

✔

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.

✔

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

✔
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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.
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.

✔

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.

✔

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.

✔

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

✔

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.

✔
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Once signed, please return to the Community Planning and Building Department.

Conditions for Approval
No.

Standard Conditions

1.

Authorization: This approval of Design Study (DS 16-466) authorizes the
applicant to build a new 2,120 square-foot, two-story, single-family residence,
and a 200 square-foot detached garage. The proposed residence includes 1,037
square feet on the main level, 343 square feet on the lower level, and a 220
square-foot ‘basement’.

✔

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.

✔

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.

✔

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.

✔

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.

✔

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

✔
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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.

✔

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.

✔

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.

✔

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.

✔

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.

✔
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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.

✔

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.

✔

15.

This project is subject to a volume study.

✔

16.

Approval of this Design Study shall be valid only with approval of a Variance.

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.

✔

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.

✔

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

✔

N/A
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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.

✔

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.

✔

21.

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

✔

22.

Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)

✔

Special Conditions
23.

The applicant shall plant two upper canopy trees per agreement with the City
Forester and also plant one additional oak in the backyard area.

✔

24.

The applicant shall reduce the second floor top plate by one foot.

✔

25.

The applicant shall landscape the city right-of-way with landscaping agreeable to
the City Forester.

✔
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26.

The applicant shall submit a grading plan including approximately 1-foot of
backfill at the rear of the property in order to reduce the slope to less than 30%.
This grading plan shall be prepared by a licensed engineer and submitted prior
to submittal of the building permit application.

✔

*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
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Catherine Tarone, Assistant Planner

Subject:

Consideration of a Final Design Study (DS 17-036) for the construction of a
new single-family residence located in the Single-Family Residential (R-1)
Zoning District.

Application:
Block:
Location:
Applicant:

DS 17-036
APN:
010-158-007
115
Lot:
13
th
Dolores Street 3 NW of 11 Avenue
Adam Jeselnick
Property Owner: Charlie & Roseann Simpson

Executive Summary: The project is a Design Study Track 2 request for a 4,000 square foot lot
located on Dolores Street, 3 NW of 11th Avenue. The applicant proposes the demolition of the
existing residence and construction of a two-story, 1,800 square-foot, two-story single-family
residence, detached front-yard garage, new driveway, front walkway, patio, terrace and outdoor
gas fireplace.
Recommendation:
Approve the Final Design Study (DS 17-036) subject to the attached findings and conditions.
Background and Project Description:
The property is 4,000 square feet in size and includes an existing 1,400 square foot, single-story
residence, detached guesthouse and a detached garage at the northwest rear portion of the
property. The applicant has submitted plans to demolish the existing structures on the property
and construct: 1) a new 1,800 square foot, two-story single-family residence, 2) a detached 210
square foot garage at the front, northeast corner of the property fronting Dolores Street, 3) a 15foot-long permeable paver driveway, 4) a new front walkway with concrete stepping stones, 5) a
new 168-square-foot, permeable-paver, front-yard patio, 6) a new 138 square foot interior terrace
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made up of permeable pavers with accompanying outdoor gas-fueled fireplace with a boardformed concrete chimney, 7) 80 cubic yards of cut and 80 cubic yards of fill, (8 the construction of a
redwood horizontal slat fence that will be 4 feet high in the front yard setback and 6 feet high
behind the front yard setback, 9) new exterior and landscape lighting that comply with the City's
lumen output, shielding and spacing requirements, 10) permeable paver patios and terraces, 11)
11) new landscaping and the planting of three new trees including one upper-canopy tree in the
city right-of way and one lower-canopy tree and one upper-canopy tree on the property as
approved by the City Forester.
The Planning Commission reviewed the proposed project and accepted the design concept at the
April 12, 2017 public hearing.
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

1,800 sf (45%)

1,400 sf

1,800 sf

Site Coverage

396 sf/ 556 sf

1,639 sf

554 sf

Trees

3 Upper /1 Lower
(recommended)

2 coast live oaks

2 coast live oaks (existing)

Ridge Height (1st/2nd)

18’/24’

15.6’ (one story)

23’ (second story)

Plate Height (1st/2nd)

12’/ 18’

8’

11’/18’

Setbacks

Minimum Required

Existing

Proposed

Front

15’

17’-6”

29’-6”

Composite Side Yard

10’ (25%)

6’ (15%)

10’ (25%)

Minimum Side Yard

3’

2’-6”

3’-8” (minimum)

Rear

15’ (3’ if bldg. <15’)

2’-6”

3’

Staff analysis:
Previous Hearing: The following is a list of recommendations made by the Planning Commission
and a staff analysis of how the applicant has or has not revised the design to comply with the
recommendations.
1. The applicant shall plant a new 15-gallon upper-canopy tree on city property in the middle
of the existing paved driveway as a replacement for the removal of the existing young
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cypress tree in the right-of-way in front of the garage. Additionally, the applicant shall plant
one upper-canopy and one lower-canopy tree on the site with the review and approval of
the City Forester after the completion of construction prior to building permit final.
Analysis: The applicant has complied with this requirement and has included a note on sheet A4 of
the plans that a new upper-canopy tree shall be planted on City property, and one-upper canopy
and one lower-canopy tree shall be planted on the property. Additionally, the Assistant City
Forester has reviewed the landscape plan as part of this application and has approved the
proposed landscaping and tree planting.
Other Project Components:
Siding Materials: According to Residential Design Guideline 9.16 “a garage door should be
designed either to provide visual interest or to blend with the background materials of the building.
According to Residential Design Guideline 9.2, designs should "avoid visual complexity. Too many
different materials or excessive details create a busy appearance and should be simplified."
According to Residential Design Guideline 9.10, "The application of stone should appear structural
and authentic."
The applicant is proposing vertical board-and-batten siding on the detached garage and most
elevations of the residence. All windows and doors are proposed to be wood, unclad. The
applicant is also proposing horizontal wood, 'V Rustic' tongue-and-groove siding on a lower-story
portion of the south elevation, an upper-story gabled roof component on the south elevation, and
at the entry to the residence on the east elevation. If the Commission feels that the combination of
vertical board-and-batten siding and horizontal tongue-and-groove siding creates a busy
appearance, then it could direct the applicant to use a single type of wood siding.
The applicant is also proposing natural granite veneer wainscoting which will wrap around the
north side, rear, and south side of the residence, but terminates at the front corners of the
residence and is not on the front elevation. Staff supports the proposed pattern and use of the
stone; however, the Residential Design Guidelines state that the application of stone should appear
structural, which typically requires that it wrap around an entire building element and terminate at
an interior corner. Staff has drafted a condition requiring that the wainscot be applied to the front
of the residence to be consistent with the Design Guidelines.
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Lighting: The applicant is proposing an aluminum Konial 5 diffuse wall sconce depicted in
Attachment D. The applicant has not included the number or location of the proposed lighting on
the plans. Staff has drafted a condition of approval that the applicant shall depict the number and
locations of all wall-mounted lighting fixtures on the building plans. The proposed fixture is covered
by an opaque aluminum shade that is open at the top and bottom which staff notes will cast light
above as well as below the fixture. Typically, the City of Carmel only accepts shielded, down-facing
lighting fixtures. However, staff notes that this lighting fixture complies with the City's lighting
requirements because it will emit 198.3 lumens while the City's maximum limit is 375 lumens. Staff
recommends approval of the proposed lighting fixture since it employs an opaque shield and it
complies with the City's requirements for maximum lumen output.
The applicant is also proposing 8 total landscape lights at the southeast front yard and southwest
rear yard. The locations of the proposed landscape lighting are depicted on sheet A4.2 of the plans.
The applicant is proposing contemporary, rectangular, aluminum, landscape lighting that is downlit, with a maximum output of 256 lumens. However, the Municipal Code allows a maximum of
approximately 225 lumens.
Staff has drafted a condition of approval that the applicant shall revise the proposed landscape
lighting to comply with the 225 lumen limit for landscape lighting. However, if the Planning
Commission feels that the landscape lighting largely complies with the intent of the Code, and
would like this unique lighting type to be considered, the Commission may revise the draft
conditions of approval. Additionally, the Code requires that all landscape lighting be spaced at least
10 feet apart and be no higher than 18” above the ground. The proposed lighting is 18” above the
ground; however, many of the lights are spaced closer than 10 feet. Staff has drafted a condition
of approval that the applicant shall space the proposed landscape lighting so that each fixture is at
least 10 feet apart.
Fences: According to Residential Design Guideline 11.3, “when designing a fence or wall along a
street, preserve the open space resources of the immediate neighborhood. Continue the pattern of
fences, walls and landscaping on other properties nearby and respect any existing patterns on
nearby properties (height, materials, vegetation, visibility into the site).” This design guideline also
recommends keeping “a sense of openness into the site as seen from the street.”
At the front property line, the applicant is proposing to construct a new, 4-foot-high, redwood
horizontal slat fence (see sheet A4 of the plans). Nine out of fifteen properties on this block have a
grape stake fence or a low wooden fence at the front of the property. Staff supports the proposed
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fencing will continue the height and wood material pattern of fences on nearby properties.
Furthermore, the fence's unique design will add visual interest to the streetscape.
Paving Materials: According to Residential Design Guideline 10.5, “for driveways, patios and
walkways, select paving materials that convey the colors and textures of native materials and that
will reduce runoff.” This design guideline also recommends the use of Carmel stone, brick,
decomposed granite and earth-toned, sand-set pavers.
Since more than half of the proposed paving will be permeable, the applicant is granted the bonus
square footage and is proposing to construct 554 square feet of site coverage of the maximum 556
square feet allowed. The largest areas of paving on the property will be the 183 square-foot,
permeable paver front patio and landing, the 168 square-foot impermeable stone front porch and
landing, and the 138 square-foot, permeable paver rear terrace. In staff’s opinion, the proposed
paving upholds the Residential Design Guidelines since it is an earth-toned, sand-set paver that
conveys the colors and textures of native materials.
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 and a detached garage 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:
•
•
•
•
•

Attachment A – Site Photographs
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Wall Sconce Product Information
Attachment E – Project Plans
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Attachment A - Simpson Residence Photographs

Front (east) Elevation and Proposed Detached Garage

Side (north) Elevation and north neighboring property

42

The window on the neighboring property to the north that has a sill height of approximately 5 feet
above the floor level

Staking and flagging depicting a 6'-4" setback from the south neighbor

43

Windows on the first story of the proposed addition will be approximately 6'-4" from the south property
line

Proposed 40-foot west-facing deck

44

Proposed location of the deck (circled) is offset from the northern neighbor's existing deck

Story Poles depicting the first-story height of the rear (west) elevation of the residence
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Rear window (circled) of the neighboring property to the west (rear). A 3-foot setback from the west
property line is proposed for the rear portion of the addition

Young Replacement Pine Tree in the Right-of-Way in front of the garage where the driveway is proposed
to be located.
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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

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.

✔

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.

✔

NO

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.
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.

✔

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.

✔

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

✔

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.

✔

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

✔
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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.

✔

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.

✔

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.

✔

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

✔

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.

✔

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.

✔
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No.

Draft Conditions of Approval
Standard Conditions

1.

Authorization: This approval of Design Study (DS 17-036) authorizes 1) a new
1,800 square foot, two-story single-family residence, 2) a detached 210 square
foot garage at the front, northeast corner of the property fronting Dolores
Street, 3) a 15-foot-long permeable paver driveway, 4) a new front walkway
with concrete stepping stones, 5) a new 168-square-foot, permeable-paver,
front-yard patio, 6) a new 138 square foot interior terrace made up of
permeable pavers with accompanying outdoor gas-fueled fireplace with a
board-formed concrete chimney, 7) 80 cubic yards of cut and 80 cubic yards of
fill, (8 the construction of a redwood horizontal slat fence that will be 4 feet high
in the front yard setback and 6 feet high behind the front yard setback, 9) new
wall-mounted and landscape lighting that comply with the City's lumen output,
shielding and spacing requirements, 10) permeable paver patios and terraces,
11) new landscaping and the planting of three new trees including one uppercanopy tree in the city right-of way and one lower-canopy tree and one uppercanopy tree on the property as approved by the City Forester.

✔

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.

✔

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.

✔

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.

✔
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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.

✔

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.

✔

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.

✔

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.
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.

✔

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.

✔

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,

✔

9.

✔
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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.
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.

✔

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.

✔

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.

✔

15.

This project is subject to a volume study.

✔

16.

Approval of this Design Study shall be valid only with approval of a Variance.

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.

✔

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.
An archaeological reconnaissance report shall be prepared by a qualified
archaeologist or other person(s) meeting the standards of the State Office of

✔

19a.

N/A

N/A
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19b.

20.

21.

22.
23.
24.
25.
26.

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

✔

N/A

✔

The applicant shall plant one-upper canopy and one lower-canopy tree on the
site with the review and approval of the City Forester after the completion of
project construction, prior to final building permit inspection.
The applicant shall plant a new 15-gallon upper-canopy tree on city property in
the middle of the existing paved driveway as a replacement for the removal of
the existing young cypress tree in the right-of-way in front of the garage.
The proposed wainscoting shall wrap around the front of the residence.

✔

The applicant shall depict the number and locations of all wall-mounted lighting
fixtures on the building plans
The applicant shall work with staff to revise the proposed landscape lighting to
comply with the 225 lumen limit. The applicant shall space the proposed
landscape lighting so that each fixture is at least 10 feet apart.

✔

✔

✔

✔
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*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
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of a Final Design Study (DS 17-066) and associated Coastal
Development Permit for alterations to an existing residence located in the
Single-Family Residential (R-1) Zoning District.

Application:
Block:
Location:
Applicant:

DS 17-066
APN:
010-185-008
E
Lot:
15
th
Monte Verde, 2 NW of 11 Avenue
Thomas B. Hood/Architect
Property Owner: Dan and Mary McDougall

Executive Summary:
The applicant is proposing to remodel an existing residence, which includes adding approximately
130 square feet to the main and lower levels as well as adding a 214 square-foot carport in the
front yard setback.
Recommendation:
Approve the Final Design Study (DS 17-066) and associated Coastal Development Permit for
alterations to an existing residence and construction of a carport in the front yard setback, subject
to the attached Findings and Conditions.
Background and Project Description:
The property is 4,000 square feet in size and has a 1,329 square-foot, two-story residence. The
applicant has submitted plans to add 89 square feet to the main floor, 41 square feet to the lower
floor, whereby the total floor area is increased by 130 square feet. A detached 222 square-foot
carport with attached 21 square-foot storage shed is also proposed in the front yard setback. Plans
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show a third bedroom and full bath to be added to the lower floor that is currently used as storage
area. The residence is not on the Carmel’s Historic Inventory and a Notice of Ineligibility For The
Carmel Historic Resources Inventory was issued by the Planning Department in November 2016.
Existing fencing on the property includes a combination of materials to include redwood palings on
the west, north and east boundary lines and a stone wall of varying height on the south boundary.
New 4-foot high grape-stake fencing is proposed at front property line.
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE
Site Considerations

Allowed

Floor Area
Site Coverage
Trees

Existing

Proposed

1,800 sf
556 sf
3 Upper /1 Lower
(recommended)
st nd
Ridge Height (1 /2 flr) 18’/24’

1,329 sf (33.2%)
831 sf
8 Coast live oak

1,703 sf (42.5%)
497 sf
None

14’/19’

Plate Height (1st/2nd flr)

12’/ 18’

11’/15’

14’/19’ (residence)
11’ (carport)
11’/15’ (residence)
8.5’ (carport)

Setbacks

Minimum Required

Existing

Proposed

Front

15’

28’ (at front stoop)
32’ (at face of house)

Composite Side Yard

10’ (25%)

11’ –6”

28’ (at front stoop)
32’ (at face of house)
3’ (at carport)
11’ –6”

Minimum Side Yard
Rear

3’
15’ (3’ allowed if
bldg. height not over
15’)

3’
14’ –1”

3’
14’ –1”

Staff has scheduled this application for both conceptual and final review. If the Commission has
concerns that cannot be addressed at one meeting it may continue the hearing.
Staff analysis:
Previous Hearing:
The Commission reviewed this project at the April 14, 2017, meeting and directed the applicant to
modify the carport plans. Based on direction from the Planning Commission that the roof structure
was to “heavy” relative to the existing residence, the architect has redesigned the carport roof to
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exclude the exposed rafter tails and has also modified the outriggers on the horizontal beams to
reduce their visibility. For comparison the original proposed carport elevations are included as
Attachment C.
Finish Details: The most prominent features of the proposed finish details include vertical board
and batten and a moderately-pitched roof. Design Guideline 9.4 states, “Architectural details
should appear to be authentic, integral elements of the overall building design concept.” Design
Guideline 9.5 encourages the use of natural materials such as wood in conjunction with stucco.
Design Guideline 9.8 states, “Roof materials should be consistent with the architectural style of the
building and with the context of the neighborhood”.
The remodel of the existing residence will continue with the board and batten and wood framed
windows. However, the carport would provide an interesting contrast to the existing residence’s
vertical board and batten as the carport uses horizontal boards spaced by approximately 1.5 inches
with screening above framed by timbers.
Public ROW: The City Right-of-Way (ROW) has an existing brick pathway. Staff has conditioned the
project to replace this brick with decomposed granite.
Alternatives: Staff has included 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, or does not support the conclusion submitted by Staff,
then the Commission could continue the application with specific direction given to the
applicant/staff.
Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) – Existing Facilities. The project includes a 130-square foot
addition and the addition of a 214-square foot carport to an existing 1,329 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:
• Attachment A – Findings for Approval
• Attachment B – Conditions of Approval
• Attachment C – Original Carport Elevations
• Attachment C – Project Plans
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FINDINGS REQUIRED FOR 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

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.

✔

NO

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.
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.

✔

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.

✔

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.

✔

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

✔

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
unless otherwise agreed upon by the City Forester.

✔

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

✔
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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.

✔

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.

✔

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.

✔

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

✔

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.

✔
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Once signed, please return to the Community Planning and Building Department.

Conditions of Approval
No.

Standard Conditions

1.

Authorization: This approval of Design Study (DS 17-066) authorizes the
applicant to remodel an existing residence and construct a new carport. This
includes additions to the first floor (88.83 sq.ft.) and lower floor (41.22 sq.ft.),
whereby the total floor area is increased by 130.05 square feet. A detached 214
square-foot carport is also proposed in the front yard setback.

✔

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.

✔

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.

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.

✔

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.

✔

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

✔

✔
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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.

✔

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.
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.

✔

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.

✔

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.

✔

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,

✔

9.

✔
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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.

✔

15.

This project is subject to a volume study.

✔

16.

Approval of this Design Study shall be valid only with approval of a Variance.

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.

✔

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.

✔

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
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

✔

N/A
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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.

✔

21.

Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)

✔

22.

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

✔

Special Conditions
23.

The applicant shall consult with each neighbor regarding removal of ivy on
fencing.

✔

24.

The applicant shall reduce the height of the front fence to a maximum of 4 feet
prior to final inspection.
The existing brick pathway in the right-of-way shall be removed and replaced
with decomposed granite.

✔

25.

✔

*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 D - Project Plans (Revised)
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning & Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of a Coastal Development Permit (CDP 17-108) for the Gini
Beach Wedding.

Recommendation:
Approve Coastal Development Permit (CDP 17-108) for the Gini beach wedding one-day event
subject to conditions of approval.
Application: CDP 17-108
Location:
Carmel Beach @ 12th Avenue
Applicant:
Donovan Gini
Multiple-year Event: N/A
Event Description
The applicant is requesting a Coastal Development Permit to use a small area of Carmel Beach
(approximately 100’ x 100’) at the foot of 12th Avenue from 11:30 a.m. to 4:00 p.m. on October
14, 2017. Approximately 150 people will be in attendance. Equipment for the venue will
include two tables, battery-operated speakers with microphones, one wood walkway, trash
cans, signage, beer, wine and non-alcoholic beverages. The primary transportation means will
be private vehicles but reliance on carpooling will be emphasized as parking spaces near the
beach are persistently in short supply. There will be two wedding party attendants at the top of
the steps and two at the bottom. Valet parking is proposed for those with limited mobility.
Parking will occur on local streets, the Del Mar parking lot, and, or the Sunset Center, where a
carpool system could be set up. The applicant proposes 3-5 event signs to be posted on Scenic
Road.
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Set-up and take-down of the venue will be accommodated by separate deliver type trucks that
will not block Scenic Road. The applicant will reserve two public parking spaces for this event.
Setup commences at 11:30 a.m. and ends at 1:00 p.m. The wedding event starts at 1:00 p.m.
and goes to 3:00 p.m. The take-down commences at 3:00 p.m. and ends at 4:00 p.m.
Staff Analysis
CDP Requirement: While certain temporary events on the beach are exempt from a Coastal
Development Permit (CDP) under California Public Resources Code 30610(i)(1) and Sections
17.20.150 and 17.52.100 of the City’s Municipal Code (Municipal Code sections included herein
as Attachment B), larger temporary events and those that would occupy high-demand areas of
Carmel Beach require prior approval through the City’s CDP process. As such, the proposed
event requires a CDP, and this CDP is appealable to the Coastal Commission after final local
action by the City. The event will also require a Special Event Permit from the City Community
Activities Department.
Through the review of the CDP, there is a public hearing to provide an opportunity for public
comment, and the Commission may include conditions of approval to reduce impacts of the
event, including those on coastal resources. Staff has included conditions determined to be
appropriate for this event.
Impacts on Coastal Recreation: The event will occupy a small portion of the Carmel Beach at
the foot of the 12th Avenue foot bridge and two parking spaces located on Scenic Road at the
top of the 12th Avenue steps will be dedicated to the event. Staff has not identified impacts to
coastal recreational opportunities associated with the use of the beach or parking, except for
the following issues:
Noise Impacts: The applicant is proposing the use of battery-powered speakers on the beach in
association with the wedding. The noise from the speakers may be a disturbance to other
beach users. The City Community Activities Department has indicated that amplified sound
may be allowed, but with a standard that it not emit noise more than 25 feet from the venue
site. In staff’s opinion, the proposed speakers will like emit noise at a farther distance than 25
feet. The Planning Commission should consider whether speakers on the beach should be
allowed. A condition has been drafted requiring the applicant to work with the Community
Activities Department to ensure that noise will be at acceptable levels.
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Signage: The applicant is proposing 3-5 signs along Scenic Road. In order to avoid sign clutter
along Scenic Road, the City only allows one sign at the entry stairs for private events at the
beach. A condition has been drafted in accordance with this requirements.
Parking: The City allows the applicant to rent a maximum of two parking spaces along Scenic
Road. The applicant has indicated that they intend to use a valet service, but have not provided
the details. A condition has been drafted requiring the applicant to work with the Community
Activities Department on this request.
Impacts on Other Coastal Resources: As the event is temporary in nature, with no gaspowered equipment or other hazardous materials and a full site clean-up required by the
associated Special Event Permit, no impacts on other coastal resources are anticipated.
Environmental Review: The proposed event is exempt from CEQA requirements, pursuant to
Section 15061(3)…
The activity is covered by the general rule that CEQA applies only to projects
which have the potential for causing a significant effect on the environment.
Where it can be seen with certainty that there is no possibility that the activity in
question may have a significant effect on the environment, the activity is not
subject to CEQA.
The proposed event would last approximately 4.5 hours including set-up and breakdown, which
would occur on October 14, 2017. It does not present any unusual circumstances that would
result in a potentially significant environmental impact.
Staff Determination: Staff recommends approval of CDP 17-108 for a one-day wedding event
based on findings and evidence, and Conditions of Approval. Draft findings of approval and
draft conditions of approval are attached.
Alternatives: As noted above, the Commission may include any appropriate additional
conditions of approval. Should the Commission have objections to the event, the Commission
may also deny the application.
ATTACHMENTS:
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•
•
•
•

Attachment A – Event Layout
Attachment B – Municipal Code Sections 17.20.150 and 17.52.100
Attachment C – Findings
Attachment D – Conditions of Approval
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Attachment B – Pertinent Excerpts of the Carmel Municipal Code

17.20.150 Coastal Development Permit Required.
Unless exempted by CMC 17.52.100, Development Excluded from Coastal Permit Requirements, all new
development, as defined by Chapter 17.70 CMC, shall require a coastal development permit, in addition to any
other permit(s) required by law. Development undertaken pursuant to such a permit shall conform to the plans,
specifications, terms and conditions approved in granting the permit. Notice, hearing and appeal procedures
shall be established in Chapter 17.52 CMC, Permit Procedures, and Chapter 17.54 CMC, Appeals.

17.52.100 Development Excluded from Coastal Permit Requirements.
This section provides a list of classes and types of development that do not require a coastal development
permit. Each exemption in this list also contains limits that specify when the exemption does not apply. The
following projects are exempt from the requirement to obtain a coastal development permit:
I. Temporary Event. Temporary events as defined in this title and which meet all of the criteria in subsections
(I)(1) through (I)(4) of this section:
1. The event will not occur between Memorial Day weekend and Labor Day or if proposed in this
period will be of less than one day in duration including set-up and take-down; and
2. The event will not occupy any portion of a publicly or privately owned sandy beach or park
area; public pier, public beach parking areas or the location is remote with minimal demand for
public use, and there is no potential for adverse effect of sensitive coastal resources; and
3. A fee will not be charged for general public admission and/or seating where no fee is
currently charged for use of the same area (not including booth or entry fees); or, if a fee is
charged, it is for preferred seating only and more than 75 percent of the provided seating
capacity is available free of charge for general public use; and
4. The proposed event has been reviewed in advance by the Director and the Director
determined that it meets the following criteria:
a. The event will result in no adverse impact on opportunities for public use of or access to
the area due to the proposed location and or timing of the event either individually or
together with other temporary events scheduled before or after the particular event;
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b. There will be no direct or indirect impacts from the event and its associated activities or
access requirements on environmentally sensitive habitat areas, rare or endangered
species, significant scenic resources, or other coastal resources as defined in this title;
c. The event has not previously required a coastal development permit to address and
monitor associated impacts to coastal resources. For all other proposed temporary events,
a coastal development permit must be obtained prior to the event.
J. Record of Permit Exemptions. The Planning Director shall maintain a record of all those developments within
the Coastal Zone that have been authorized as being exempt from the requirement for a coastal development
permit pursuant to this chapter. This record shall be available for review by members of the public and
representatives of the California Coastal Commission. The record of exemption shall include the name of the
applicant, the location of the project, and a brief description of the project and why the project is exempt. (Ord.
2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004).
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Attachment C – Project Findings
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR APPROVAL
Application:
Location:
Applicant:
Date:

CDP 17-108
Carmel Beach @ 12th Avenue
Donovan Gini
May 10, 2017

APN: N/A

CONSIDERATION:
Consideration of a Coastal Development Permit (CDP 17-108) for the Gini Wedding.
FINDINGS OF FACT:
1.

On March 22, 2017, a Coastal Development Permit application was filed by Donovan
Gini for temporary use of the Carmel Beach on Saturday, October 14, 2017. This area
will be used to stage a wedding event.

2.

The event requires a Coastal Development Permit under Sections 17.20.150 and
17.52.100.I of the City’s Municipal Code because as the proposed location is not
“remote with minimal demand for public use.”

3.

A public hearing was held by the Planning Commission on May 10, 2017, for
consideration of the CDP, with notice of said hearing published in the Carmel Pine Cone
at least 10 days prior to the public hearing.

4.

Staff from the Community Planning and Building Department evaluated the potential
environmental impacts of the project and determined that the project meets the criteria
for exemption under Section 15061(3) of the State Guidelines for the Implementation of
the California Environmental Quality Act (CEQA), which states, The activity is covered by
the general rule that CEQA applies only to projects which have the potential for causing
a significant effect on the environment. Where it can be seen with certainty that there is
no possibility that the activity in question may have a significant effect on the
environment, the activity is not subject to CEQA.

FINDINGS FOR APPROVAL:
After taking public testimony and hearing evidence from the City staff, the Planning
Commission makes the following findings:
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1.

The project, as conditioned, is consistent with the General Plan of the City of Carmel,
including the Local Coastal Program and Title 17 (Zoning) of the City Municipal Code. In
compliance with the City’s requirements, a Coastal Development Permit has been
requested and is approved.

2.

The proposed project is consistent with the land use designation of the site.

3.

The proposed project, as conditioned, will not generate adverse impacts to Carmel
Beach or surrounding properties.

4.

The proposed project, as conditioned, will not be injurious to public health, safety or
welfare.

5.

The Planning Commission has considered the CEQA Exemption and determines that said
Exemption is adequate for this project.

6.

The documents and other materials that constitute the record of proceedings upon
which this decision is based are in the custody of the Community Planning and Building
Department of the City of Carmel-by-the-Sea located at Monte Verde Street between
Ocean and 7th Avenues, Carmel-by-the-Sea, California, 93921.
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Attachment D – Conditions of Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
Application:
Location:
Applicant:
Date:

CDP 17-108
Carmel Beach @ 12th Avenue
Donovan Gini
May 10, 2017

APN: N/A

AUTHORIZATION:
1.

October 14, 2017: A one-day use of the Carmel Beach in the area at the bottom of steps
at the terminus of 12th Avenue for purposes of a wedding.

2.

This authorization allows use of an area that is approximately 100’ x 100’ at the foot of
the 12th Avenue steps. The event venue shall not block access to the steps and shall be
at least 40 feet from the lowest step.

3.

Equipment to be used on site includes: chairs for 150 people, 2 tables, battery-operated
speakers with microphones, wooden walkway, trash cans, beer and wine.

4.

Set-up shall commence at approximately 11:30 a.m. the morning of the event, and
break-down shall be complete by approximately 4:00 p.m., at which time the beach will
be re-opened to the public.

5.

The applicant shall obtain a Special Event Permit from the City’s Library and Community
Activities Department prior to the event, and provide a copy of the issued Special Event
Permit to the Community Planning and Building Director at least one week in advance of
the event. The applicant shall comply with the requirements of the Special Event
Permit, including those related to post-event break-down and clean up, trash and
recycling removal, and pick-up of equipment.

SPECIAL CONDITIONS:
6.

The applicant shall work with the Community Activities Department in order ensure that
noise generated from the speakers will be at an acceptable level.

7.

The applicant shall work with the Community Activities Department on the request for
valet parking.
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8.

No more than one (1) sign shall be used in the public right-of-way to advertise the
wedding location/site. The sign shall be located at the stairs nearest the event location.

9.

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.

*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
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Subject:

Consideration of a Use Permit (UP 17-140) application to relocate an
existing wine tasting room to a space located in the Carmel Plaza

Application:
Block:
Location:
Applicants:

UP 17-140
78
Carmel Plaza
Jeffrey Blair (Blair Vineyards, LLC)

APN: 010-086-006
Lots: All
Property Owner: OWRF Carmel, LLC

Executive Summary: The applicant, Jeffery Blair, is requesting a new use permit to relocate his
existing wine tasting room from San Carlos Street to the Carmel Plaza.
Recommendation:
Approve the Use Permit (UP 17-140) application subject to the attached findings and
conditions.
Background and Project Description:
The project site is an unoccupied commercial space on the lower level interior of the Carmel
Plaza (unit 114). The applicant, Jeffrey Blair, was issued a use permit (UP 12-10) by the City for
a wine tasting room in September 2012. The use permit was issued to space in the Paseo San
Carlos Courtyard, located on San Carlos Street 4 NW of 7th Avenue. The space is shared with
Shale Canyon Winery, which was also issued a separate use permit (UP 12-11) for a wine tasting
room. Mr. Blair has applied to relocate his wine tasting room from the current space on San
Carlos Street to the Carmel Plaza, which requires a new use permit. Shale Canyon Winery will
expand into the portion of the space currently occupied by Blair Vineyard.
The proposed tasting room would feature wines exclusively from Blair Vineyards, which are
grown and produced in Monterey County. The Blair Vineyards tasting room currently has a Type
02 duplicate license that would be transferred to the new space. Background information on
Blair Vineyards is included in the applicant’s project description letter (Attachment D).
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A floor plan of the subject commercial space is included as Attachment E. The subject
commercial space is approximately 700 square feet in size and includes a bar with 6 seats, a
lounge area with 2 seats and a sofa, a rear room with a table and benches, and a restroom. The
remodel of the space includes exterior modifications, which have already been approved by
staff subject to approval of this use permit.
Staff analysis:
Use Permit: CMC 17.14.040.B requires a Use Permit to be obtained for an ancillary use of 10%
or more of the floor area of the primary use. The criterion for allowing an ancillary use is that it
is compatible with the primary use. The Planning Commission in the past has determined that
wine tasting is an acceptable ancillary use to the retail sales of wine. In this instance, the
proposed primary use would be retail sale of wine and the proposed ancillary use would be
wine tasting.
Revised Wine Tasting Policy: The City Council adopted Wine Tasting Policy on March 3, 2015,
which is included as Attachment A. Below is a summary of several of the key components of the
adopted wine tasting policy followed by an analysis of the proposal’s compliance with the
policy.
•

Wines originating from Monterey County Vineyards and Wineries and locating their offsite tasting rooms in Carmel are desired and strongly encouraged. The tasting room
should have a Duplicate Type 02 ABC license of a primary Type 02 ABC licensed winery
located within Monterey County. All wines stored, displayed, and offered for sale and
tasting should have been produced in a Type 02 Bonded Winery located in Monterey
County with the vast majority (i.e. 75% or more) from grapes grown in Monterey County.

Analysis: The duplicate Type 02 license for the wine tasting room would come from a Type 02
licensed winery based in Monterey County. Retail and tasting activities would exclusively
feature wines from Blair Vineyards. The Project Authorization in the Conditions of Approval
requires that only wines from Blair Vineyards be sold and served from the space.
•

No more than three wine tasting Use Permits for new locations shall be issued within any
12-month period. To encourage diversity in the Commercial District, retail wine tasting
shops located north of Ocean Avenue are strongly encouraged.
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Analysis: No use permits for wine tasting have been issued by the City in the past 12 months.
The Blair Vineyard tasting room is currently located south of Ocean Avenue, and the proposal
to relocate the business to a new space in the Carmel Plaza would not increase the total
number of tasting rooms south of Ocean Avenue. Staff supports the relocation, however, a
condition has been drafted requiring Shale Canyon Winery to amend its use permit to expand
into the space occupied by Blair Vineyards. The amendment can be processed by staff and will
ensure that a new winery does not move into the portion of the space currently occupied by
Blair Vineyards.
•

A wine tasting room may be permitted a limited number of special events specified
through the Use Permit for the purpose of marketing and educating current and
potential customers on wine.

Analysis: On August 10, 2016, the Planning Commission adopted an addendum to the City’s
Wine Tasting Policy addressing wine tasting room events. As a “Routine Event” tasting rooms
are allowed a maximum of 2 events per month. These events generally do not involve a large
number of attendees, live music, or any activities outside of the building, and are strictly for the
purpose of promoting wine sales.
As a “Special Event” tasting rooms are permitted live music and can be held for general social
functions that may or may not be for the purpose of promoting wine sales. Pursuant to
Municipal Code Section 9.16.030, the business is allowed a maximum of 4 special events per
year, subject to written authorization from the Community Planning and Building Director upon
review of each specific request.
•

•

In order to avoid the appearance of a bar, the wine tasting service and seating area
should generally be limited to no more than 30% of the floor area of the retail space. The
remaining area should primarily consist of wine-related retail display.
In general, the size of the retail and wine tasting area combined (office and storage
excluded) should be no larger than 1,000 square feet.

Analysis: Thea primary intent of the above referenced guidelines it to ensure that tasting
rooms are not operating as a bar or taking on such appearance. There are approximately 20
seats spread throughout the space with only a minor amount of retail display. While the space
many not contain a large amount of retail display, in staff’s opinion the proposed floor layout
may be appropriate. In most circumstances wine tasting rooms do not need large display areas,
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as the wine is often stored in a climate sensitive environment, and marketing of the product
occurs via tasting. The Planning Commission should consider whether the number of seats
should be reduce and/or the retail display increased.
• Tasting should only involve traditional wine based products such as still wines, sparkling
wines or Port-type products, no other alcoholic beverages should be permitted to be
tasted or purchased.
• The maximum serving size should be 2 ounces per serving. Customers should not be
permitted to drink bottles of purchased wine in the store and no wine tasting should take
place on public property.
• Light snacks such as cheese, crackers, and bread may be served; however, meals are not
permitted.
Analysis: The applicant’s project description indicates that all activities would be conducted in
compliance with the adopted Wine Tasting Policy. These policies also are included as conditions
of approval.
•

In order to encourage diversity and maintain a balanced mix of uses, no more than five
establishments offering tasting should be permitted within any standard two-block area.

Analysis: There are three wine tasting rooms in the subject two-block area that include: Wrath
Wines and Hahn Wines, which are located in the Carmel Plaza, and Albatross Ridge, which is
located on the west side of Mission Street in the Court of the Fountains. The application
request is consistent with this policy guideline.
•

Night time hours should generally be limited to no later than 9:00 p.m.

Analysis: Typical hours of operation would be from 9:00 a.m. to 8:00 p.m. daily and. the
proposed hours of operation are consistent with this policy. Staff does not have any concerns
with the proposed hours of operation at this location.
Alternatives: The following alternative actions are presented for Commission consideration:
1. Approve the request as submitted.
2. Approve the request with revisions. If the required revisions are substantial, the
Commission may wish to continue this item to allow the applicant to respond to
Commission direction.
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3. Deny the application request.
Staff has prepared draft findings and conditions of approval for Commission consideration
based on the information submitted by the applicant. Alternatively, the Commission could
deny the application or request revisions if the Commission finds that the proposal is not
consistent with the Wine Tasting Policy and/or the findings required for granting a Use Permit.
Environmental Review: The application qualifies for a Class 3 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15303 of the
State CEQA Guidelines. Class 3 exemptions include projects involving limited new construction
projects and conversion of small structures. The proposed project does not present any unusual
circumstances that would result in a potential significant environmental impact.
ATTACHMENTS:
•
•
•
•
•

Attachment A – Wine Policy
Attachment B – Findings for Approval
Attachment C – Conditions of Approval
Attachment D – Applicant’s Project Description
Attachment E – Project Plans
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Attachment A - Wine Tasting Policy

City of Carmel-by-the-Sea
Wine Tasting Policy
(3/3/2015)

Purpose
To establish guidelines for the review and approval of wine tasting facilities in the Central
Commercial and Service Commercials Districts in the downtown.
Policy
The General Plan encourages a balanced mix of uses that serve the needs of both local and nonlocal populations. The Planning Commission recognizes the demand for establishing wine
tasting facilities but also recognizes that their proliferation could impact the balanced mix of uses
that the General Plan encourages.
Definition
A wine tasting room is a stand-alone establishment with a Duplicate Type 02 ABC license, in
which the primary purpose to encourage patrons to purchase wine for off-site consumption.
Establishments should not operate as a wine bar, where the primary purpose would be for patrons
to consume wine on premise other than for the purpose of wine tasting. It is recognized that
tasting rooms host occasional promotions and special events to encourage sales and marketing of
wine for the education and development of current and potential customers.
The following standards are recommended and shall be considered by the Planning Commission
in its review of wine tasting permits:
1. Wines originating from Monterey County Vineyards and Wineries and locating their offsite tasting rooms in Carmel are desired and strongly encouraged. The tasting room
should have a Duplicate Type 02 ABC license of a primary Type 02 ABC licensed
winery located within Monterey County. All wines stored, displayed, and offered for sale
and tasting should have been produced in a Type 02 Bonded Winery located in Monterey
County with the vast majority (i.e. 75% or more) from grapes grown in Monterey
County.
2. No more than three wine tasting Use Permits for new locations shall be issued within any
12-month period. To encourage diversity in the Commercial District, retail wine tasting
shops located north of Ocean Avenue are strongly encouraged.
3. A wine tasting room may be permitted a limited number of special events specified
through the Use Permit for the purpose of marketing and educating current and potential
customers on wine.
4. In order to avoid the appearance of a bar, the wine tasting service and seating area should
generally be limited to no more than 30% of the floor area of the retail space. The
remaining area should primarily consist of wine-related retail display.
5. In general, the size of the retail and wine tasting area combined (office and storage
excluded) should be no larger than 1,000 square feet.
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6. Tasting should only involve traditional wine based products such as still wines, sparkling
wines or Port-type products, no other alcoholic beverages should be permitted to be
tasted or purchased.
7. The maximum serving size should be 2 ounces per serving. Customers should not be
permitted to drink bottles of purchased wine in the store and no wine tasting should take
place on public property.
8. Light snacks such as cheese, crackers, and bread may be served; however, meals are not
permitted.
9. In order to encourage diversity and maintain a balanced mix of uses, no more than five
establishments offering tasting should be permitted within any standard two-block area as
depicted in Figure 1.* For smaller blocks including Blocks 70, 71, 72, and 73; or for
other blocks in which these boundaries do not apply, the Planning Commission shall
consider proposals on a case by case basis that meet the intent of this density limitation.
10. Night time hours should generally be limited to no later than 9:00 p.m.
11. Wine tasting associated with other uses such as retail food, art galleries, clothing stores,
and the like is discouraged.
*For the purposes of this policy a “standard two-block area” would include all commercial spaces on both sides of a
street located between the next two cross streets. The cross streets at the end of the blocks are also included up to
the mid-point of each block.

Dolores Street

7th Ave

Ocean Ave

Figure 1: Example of Standard Two-block Area (max 5 wine tasting establishments)
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Addendum (8/10/16)
Wine Tasting Room Events
Routine Events: These are normal business activities that are strictly for the purpose of
promoting wines sales. These events generally do not involve a large number of attendees, live
music, or any activities outside of the building. Wine tasting rooms are allowed e a maximum of
2 routine events per month and a total of 24 routine events per year. Routine events include
activities such as wine club events, library tastings, and pairing functions, such as wine and
chocolate, wine and cheese, or pairings with other food products that are not classified as full
meals.
Special Events: Special events are permitted live music and can be held for general social
functions that may or may not be for the purpose of promoting wine sales. Pursuant to
Municipal Code Section 9.16.030, the business is allowed a maximum of 4 special events per
year, subject to written authorization from the Community Planning and Building Director upon
review of each specific request.

* A Live Music Use Permit is required for regular live music (CMC 9.16)
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Attachment B – Findings for Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR APPROVAL
UP 17-140
Jeffrey Blair (Blair Vineyards, LLC)
Carmel Plaza
Block 78, Lots 1-27
APN: 010-086-006
CONSIDERATION:
Consideration of a Use Permit (UP 17-140) application to relocate an existing wine tasting room to
a space located in the Carmel Plaza
RECITALS:
1.

The commercial space is located on the lower level of the Carmel Plaza, which occupies
Block 78, and is bordered by Ocean Avenue (north), Junipero Street (east) 7th Avenue
(south) and Mission Street (west). The subject commercial space is 700 square feet in size
and includes a bar with 6 seats, a lounge area with 2 seats and a sofa, a rear room with a
table and benches, and a restroom.

2.

The proposed uses are classified as follows according to the North American Industrial
Classification System (NAICS):
Primary Use
Retail Sales – interior 556 Square feet, or 71% (wine, wine related merchandise)
Ancillary Use
Wine Tasting – 209 square feet, or 29%

3.

Carmel Municipal Code (CMC) Section 17.14.040 requires a Use Permit for proposed
ancillary uses of 10% or more. Use Permits require action by the Planning Commission.

4.

The applicant applied for a Use Permit on April 12, 2017, to relocate an existing wine
tasting room.

5.

This Use Permit (UP 17-140) application is subject to the City’s Wine Tasting Policy.
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6.

The application qualifies for a Class 3 Categorical Exemption from the provisions of the
California Environmental Quality Act (CEQA) pursuant to Section 15303 of the State CEQA
Guidelines. Class 3 exemptions include projects involving limited new construction projects
and conversion of small structures.

FINDINGS FOR DECISION:
1.

The proposed use is not in conflict with the General Plan.

2.

The proposed use, as conditioned, will comply with all zoning standards applicable to the
use and zoning district.

3.

As conditioned, the granting of 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.

4.

As conditioned, 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, street capacity and fire protection.

5.

As conditioned, the proposed use will not be injurious to public health, safety or welfare
and provides adequate ingress and egress.

6.

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.

7.

The proposed use will not generate adverse impacts affecting health, safety, or welfare of
neighboring properties or uses.

8.

With conditions applied, the proposed use would generally be consistent with the adopted
Wine Tasting Policy.

OTHER REQUIRED FINDINGS (CMC 17.64.060 – Ancillary Uses):
1.

The ancillary use of wine tasting is compatible with the primary use of retail wine sales.

2.

The proposed uses will not exhibit a character of multiple, unrelated activities combined
into one business.

3.

The store will contribute to the character and diversity of the commercial district.
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Attachment C – Conditions of Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL
UP 17-140
Jeffrey Blair (Blair Vineyards, LLC)
Carmel Plaza
Block 78, Lots 1-27; APN: 010-086-006
AUTHORIZATION:
1.

This Use Permit authorizes the retail sale of wine with an ancillary use of wine tasting
based on the following percentages. The approved tasting room is 700 square feet in
size and includes a bar with 6 seats, a lounge area with 2 seats and a sofa, a rear room
with a table and benches, and a restroom.

2.

Wine sales and tasting shall be limited to wines produced by Blair Vineyards.

3.

The business is permitted to operate between the hours of 19:00 a.m. and 8:00 p.m. seven
days a week.

4.

Routine wine club functions and similar functions are allowed up to 24 per year, with no
more than two such functions in any one calendar month. These functions must be wholly
contained within the establishment’s building and not spill out into plaza common areas. In
addition, up to four larger special events are allowed per year, subject to written
authorization from the Community Planning and Building Director, after review of the
specifics of the request. Such specific requests shall be provided in writing to the
Community Planning and Building Department no less than 30 days prior to the event.

SPECIAL CONDITIONS:
5.

Shale Canyon Winery shall apply for a use permit amendment to expand into the portion of
the space currently occupied by Blair Vineyards.

6.

Tasting shall only involve traditional wine based products such as still wines, sparkling
wines or Port-type products, no other alcoholic beverages are permitted to be tasted or
purchased.

7.

All wines stored, displayed, and offered for sale and tasting shall have been produced by
Blair Vineyards in a Type 02 Bonded Winery located in Monterey County with a minimum
of 75% of the grapes grown in Monterey County.
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8.

The maximum serving size shall be 2 ounces per serving. Customers are not permitted to
drink bottles of purchased wine in the store and no wine tasting shall take place on public
property or in the Carmel Plaza courtyard, except during the four special events subject to
the provisions of Condition of Approval # 4.

9.

This Use Permit shall become void and of no further force or effect if the use is not
initiated within six months and/or upon termination or discontinuance of the use for any
period of time exceeding six months. Should you require an extension for the Use Permit, a
written request must be submitted to the Community Building and Planning Department
prior to the permit’s expiration.

10.

All exterior alterations and/or signage, and interior renovations that may require a Building
Permit, shall require approval from the Community Planning and Building Department prior
to performing the work.

11.

The use shall be conducted in a manner consistent with the presentations and statements
submitted in the application and at the public hearing, and any change in the use which
would alter the findings or conditions adopted as part of this permit shall require approval
of a new Use Permit by the Planning Commission.

12.

Violations of the terms of this Use Permit or other ordinances of the City may constitute
grounds for revocation of this Use Permit and the associated business license by the
Planning Commission.

13.

Upon termination or revocation of this Use Permit and/or business license for any reason,
the use shall immediately cease and shall not be re-established without issuance of a new
Use Permit.

14.

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

_________________
Printed Name

___________
Date

_____________________
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
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Stuart Poulter, Contract Planner

Subject:

Consideration of a Combined Concept and Final Design Study (DS 17-072)
and associated Coastal Development Permit for alterations to an existing
residence located in the Single-Family Residential (R-1) Zoning District, Beach
and Riparian (BR) Overlay and Archaeological Significance (AS) Overlay
Zoning Districts

Application:
Block:
Location:
Applicant:

DS 17-072
APN:
010-221-003
31
Lot:
1/2 of 5 and 7
Lincoln Street 3 SW of 2nd Avenue
Claudio Ortiz
Property Owner: Steve Gleitsmann

Executive Summary: The applicant proposes to remodel and expand an existing single-story
residence that includes: a 72 SF addition to the main level and expanded deck; a 515 lower level
addition; attached front-yard one-car garage, new driveway, and front walkway; replacing existing
wood siding with new cement plaster; replacing property line fencing; removing existing windows
with new wood windows and doors; adding a new clay tile roof; and removing and replacing all
existing hardscape.
Recommendation:
Accept the Concept and Final Design Study (DS 17-072) subject to the attached findings and
conditions.
Background and Project Description:
The property is 4,000 square feet in size and includes an existing 1,007-square foot single-story,
wood-framed home made with a simple post-war modern architectural style. The home features a
slightly sloping, flat roof composed of rolled roofing material with a dual brick chimney emanating
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from the wall separating the living room from the master bedroom along the west elevation. The
home is fronted by a brick terraced planter and is surrounded on the south, east and north sides by
a brick-paved walkway. The backyard is sloped west towards the property line (approximately 23%
from the brick patio to the fence line) and features a large Monterey Pine tree at the center. The
existing property has no on-site parking. Three different fencing materials surround the property to
include white horizontal boards on the north boundary (east half), paling on the east and west
boundary, and grape stake fencing on the south and west half of the north property boundary.
Most of the fencing on the south, west and north boundary is covered in vegetation which has
caused the collapse of the fence in some areas. See Attachment A for site photographs of the
existing residence.
The applicant has submitted plans for various exterior alterations to the existing residence that
include: a 72-square foot addition with expanded upper level deck to the main level; a 515 lower
level addition with backyard patio; an attached, 180-square foot one-car garage with new paver
driveway; side entry porch (to replace a demolished portion of the existing home) and front and
side walkways made up of Carmel stone; adding a front entryway gate and wall; adding a 36 SF
front trash enclosure; replacing existing wood siding with new cement plaster; replacing all existing
fencing with grape stack or natural wood paling; removing existing windows with new wood
windows and doors; replacing the existing roof with a new clay tile roof; and removing and
replacing all existing hardscape.
PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations
Allowed
Existing
1,006.8 sf
693.1 sf
1 Monterey pine
(upper), 1 coast live
oak (lower)
16'-6" (one story)
15'-6" (one story)

Proposed

Floor Area
Site Coverage
Trees

1,800 sf (45%)
396 sf/ 556 sf
3 Upper /1 Lower
(recommended)

1,800 sf
527.1 sf
1 Monterey pine, 1 coast
live oak (existing)

Ridge Height (1st/2nd)
Plate Height (1st/2nd)

18’/24’
12’/ 18’

Setbacks

Minimum Required Existing

Proposed

Front
Composite Side Yard

15’
10’ (25%)

14'-4”
8'-9" (22%)

14'-4”
8'-9" (22%)

Minimum Side Yard
Rear

3’
15’ (3’ if bldg. <15’)

4'-3” (minimum)
44'-6"

4'-3” (minimum)
27’

15'-9" /22’
12' /18'
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Staff has scheduled this application for conceptual and final review details. If the Commission has
concerns that cannot be addressed at one meeting it may continue the application and provide
direction to the applicant. The preceding analysis discusses the site planning, privacy, views, mass
and scale related to the project, as well as specific details such as 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 Assistant City Forester reviewed the property in February 2017 as part of the City’s Site
Assessment process and identified one Monterey Pine and one Coast live oak on the property, both
of which are rated as significant. The Assistant City Forester recommended that one upper canopy
and one lower canopy tree be planted on the site in order to achieve the tree density required by
the City’s Municipal Code.
As part of this project, the applicant is not proposing to remove either the Monterey pine or Coast
live oak, and is also not proposing to plant any additional trees. A condition has been drafted
requiring that the applicant plant one upper canopy and one lower canopy tree on the site with the
review and approval of the City Forester prior to the issuance of a Building Permit.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state, “designs should preserve
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces
in a neighborhood”, “maintain view opportunities, and “Position a building to screen active areas of
adjacent properties when feasible, locate windows and balconies such that they avoid overlooking
active indoor and outdoor uses area of adjacent properties, and preserve significant trees that will
help to screen views into adjacent properties.”
The neighboring residence to the north has a large second-story, rear-facing deck that overlooks
the project site and a lower story window with a view of the project site backyard. The south
portion of the neighbor’s rear deck is located approximately 9.5 feet from the existing residence
and 5 feet from the property line. The applicant has taken measures to mitigate potential privacy
impacts by offsetting the proposed deck from the northern property's deck. Staff also notes that
the two south-facing windows on the first story of the neighboring residence are partially shielded
by the existing fence and some vegetation and combined with a set of overhead skylights, appear
to function primarily as a source of light and does not constitute a privacy concern.
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In regard to the two-story neighboring residence to the south (side), two exterior decks (first and
second story) are located parallel to the existing residence's backyard patio and deck,
approximately 6 feet from the property line. The second floor deck has some views into the existing
(and proposed) south elevation walkway and the first floor deck has views into the property's
backyard. However, both decks are partially obscured by existing vegetation and would be setback
from the proposed west elevation addition by approximately 6 feet and the proposed second story
deck by approximately 13 feet.
Finally, staff does not anticipate any privacy impacts to the neighboring residences to the east
(across Lincoln Street) which are upslope from the existing residence and have some ocean views
overlooking the project site. As previously noted, the subject property is located in the Beach and
Riparian (BR) Overlay District where per CMC 17.20.160(A)(1) all "Permitted development shall be
sited and designed to protect public views to and along the ocean and scenic coastal areas, to
minimize the alteration of natural landforms, to be visually compatible with the character of the
surrounding areas, and where feasible, to restore and enhance visual quality in visually degraded
areas, while ensuring the private property owner reasonable development of the land." Staff has
verified via staking and flagging that limited to no impacts to ocean views for these neighbors
would occur as a result of the proposed additions (see Attachment A for site photographs).
In addition, staff has also received correspondence from the neighbor directly across Lincoln Street
voicing support for the proposed additions and alterations (see Attachment B). No view impacts
would occur to neighboring residences to the west as each residence is downslope from the project
site and is largely shielded by existing vegetation.
Building Mass & Scale: Residential Design Guidelines 7.0 Objectives include, “maintain the
massing and scale of building characteristic of Carmel, keep building scale in proportion to the area
of the site, and encourage diversity in housing design reflecting the eclectic mix of styles that is
characteristic of Carmel.” According to Residential Design Guideline 7.3, project proposals should
“avoid placing a tall building wall near a property line when it will be adjacent to similar walls on
neighboring sites”
The greatest mass of the proposed residence is located on the western portion of the property,
where the natural grade of the site allows for a two-story configuration with a first story addition
and second story deck. The second story on the west elevation is aligned with the wall of the first
story and located 27 feet from the west (rear) property line. This causes the west elevation of the
residence to appear more massive. However, the mass of the building's west elevation is broken
by four sets of glass doors (two on the first floor and two on the second). The proposed residence
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will be separated from the residence to the west by over 27 feet and, consequently, staff does not
feel a negative effect will result from the proposed first and second floor additions. In staff’s
opinion, the building’s mass is in proportion to the building area of the site because its floor area is
distributed between first and second-story elements that break up the building’s mass (as seen
from the residences to the west) and the front (east) elevation of the residence would remain at a
relatively similar scale and mass as the existing front elevation (as seen from Lincoln Street).
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.”
This project proposes replacing the existing roof with new clay tile roofing with a moderate 4:12
roof pitch. The design of the roof incorporates a 16" over hang on the main residence. In staff’s
opinion, the proposed roof design is in keeping with the overall design aesthetic of the exterior
remodel and meets the objectives of Residential Design Guidelines 8.1 through 8.3 by utilizing a
simplistic tile design and roof line.
Finish Details: Design Guideline 9.5 encourages using natural materials such as wood in
conjunction with stucco and Guideline 9.4 states, “Architectural details should appear to be
authentic, integral elements of the overall building design concept”; specifically, “details that
appear to be applied as superficial elements should be avoided.”
As previously noted, the current home design consists of a simple wood-frame, modern
architectural design. The applicant proposes to redesign the exterior finish materials of the home
to reflect a Spanish colonial revival style with cement plaster siding, new wood-frame windows,
wood gates and doors, and red tile roof. In staff’s opinion, the applicant’s proposed architectural
details are authentic and integral elements of the overall design aesthetic proposed.
Attached (Front Yard) Garage: Design Guidelines 6.1 states, “Garages [carports] integrated into
the building design are encouraged," and “Keep the mass of a garage [carport] subordinate to that
of the house." Design Guideline 6.5 states, “Position a garage to maximize opportunities for open
space, views and privacy”.
The plans include converting the existing front bedroom into a new, attached 10' x 19'-6"
(approximately 195-square-feet) garage located in the front yard setback, 14'-4" from the property
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line (reflecting the current home footprint). The finish materials of the detached garage will match
those of the primary residence. The Residential Design Guidelines encourage garages and carports
to remain subordinate to the overall character of the site. Specifically, garages and carports should
be integrated into the building design and the mass should be subordinate to the house. Staff feels
the position of the garage integrates well into the overall look and scale of the home.
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 applicant is proposing five exterior, wall-hanging light fixtures that are downward facing,
lantern-style at the front and exterior of the residence. As proposed, the light fixture design would
not comply with the Design Guidelines and would need to be revised to reflect a more recessed
lighting design. Therefore, staff has included a condition of approval which would require the
applicant to submit a revised lighting fixture design before issuance of Building Permits.
Fencing/Walls: The City's Residential Design Guidelines, Section 11.0, states, "Fences and walls
visible from the street may be appropriate when used as landscape design elements that help define
property edges, gardens, and entrances. Fences and walls that exhibit craftsmanship and
interesting design are preferred...Fences and walls should be low and should not block views of
front yard open space from the public way nor contribute to a 'walled-off' appearance along the
street edge."
Due to the current state of most of the existing surrounding fence line (made up of grape stake or
paling fencing), the applicant is proposing to replace all fencing along the north, west, and south
property lines with in-kind, 6 foot wood paling fencing. The north property line currently has
particularly inconsistent and makeshift fencing with dilapidated grape stake and non-conforming
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board fencing that separates the neighboring property's front yard from the subject property's
front yard and side walkway. The applicant proposes to remedy any inconsistent or deteriorated
fencing along all property boundaries. The front property line would retain its existing fencing with
a new 17 foot opening to accommodate the new driveway and entry walkway. The plans also call
for a 4 foot tall, front yard garden wall which will separate the side (south) entryway from the front
yard walkway and create the proposed trash enclosure on the northeast corner of the residence.
Staff feels the proposed fencing and walls are consistent with the City's Design Guidelines and do
not interfere with views of the front yard space from the public right-of-way.
Site Coverage: 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. 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 allowed is 396 square feet with up to 556 square
feet allowed if 50% of the site coverage is pervious. The project plans indicate there to be 527
square feet of site coverage (311 square feet of which would be made up of pervious materials)
which would replace the 693 square feet of existing coverage. The proposed project is therefore
consistent with the Municipal Code site coverage requirements.
Alternatives: Staff has included draft findings (see Attachment C) for concept and final design that
the Commission can adopt if the Commission accepts the overall design, 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 remodel and expansion 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:
• Attachment A –Site Photographs
• Attachment B – Findings for Concept and Final Acceptance
• Attachment C – Draft Conditions of Approval
• Attachment D – Neighbor Correspondence
• Attachment E – Project Plans
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Front (east) Elevation from across Lincoln Street

Front (east) elevation
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Looking south with proposed west elevation staking and flagging

North neighbor second story deck and proposed west elevation staking and flagging
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Staking and flagging depicting the west elevation from west property line

Staking and flagging showing extent of proposed second story deck and north neighboring residence

136

Photographs of north property line with deteriorated or conjoined fence line with neighboring residence
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FINDINGS REQUIRED FOR CONCEPT AND FINAL 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

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.

✔

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.

✔

NO

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.
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.

✔

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.

✔

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

✔

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.

✔

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

✔
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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.

✔

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.

✔

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.

✔

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

✔

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.

✔

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.

✔
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Once signed, please return to the Community Planning and Building Department.

Conditions for Approval
No.

Standard Conditions

1.

Authorization: This approval of Design Study (DS 17-072) authorizes various
exterior alterations to an existing single family residence including: 1) a 72 SF
addition with expanded upper level deck to the main level; 2) a 515 lower level
addition with backyard patio ; 3) an attached, 200 SF one-car garage with new
30 foot driveway (garage to right-of-way) with pavers; 4) side entry porch (to
replace a demolished portion of the existing home) and front and side walkways
made up of Carmel stone; 5) adding a front entryway gate and wall; 6) adding a
36 SF front trash enclosure (replacing a demolished portion of the existing home
at the far northeast corner); 7) replacing existing wood siding with new cement
plaster; 8) replacing all existing fencing with grape stack or natural wood paling;
9) removing existing windows with new wood windows and doors; 10) replacing
the existing roof with a new clay tile roof; and 11) removing and replacing all
existing hardscape.

✔

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.

✔

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.

✔

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

✔
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Commission or the Planning Commission.
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.

✔

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.

✔

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.

✔

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.

✔

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.

✔

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.

✔
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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.

✔

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.

✔

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.

✔

15.

This project is subject to a volume study.

✔

16.

Approval of this Design Study shall be valid only with approval of a Variance.

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.

✔

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

✔

N/A
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sediment from entering the storm drain. Drainage shall not be directed to
adjacent private property.
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.

✔

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.

✔

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.

✔

21.

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

✔

22.

Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)

✔

Special Condition
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23.

Per the recommendation of the Assistant City Forester, the applicant shall be
required to plant one upper canopy and one lower canopy tree on the property
to achieve the tree density required by the City’s Municipal Code. The selection
of the trees shall be reviewed and approved by the City Forester 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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Attachment D - Neighbor Correspondence
Stuart Poulter <spoulter@ci.carmel.ca.us>

Support
William Duck <seejerryduck@gmail.com>
To: spoulter@ci.carmel.ca.us
Cc: william Duck <seejerryduck@gmail.com>

Wed, Apr 26, 2017 at 8:48 PM

Hi
I would like to support Steve Gleitsmann on his plans to build a new house directly across the street from me on Lincoln.
He has keep me informed every step of the way and I have reviewed his plans. I fully support the style and location of
his new house.
Thanks
Wm Duck
3 SE of Second on Lincoln
415 699 0460
Sent from my iPhone
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of a combined Concept and Final Design Study (DS 17-107),
Use Permit (UP 17-167), Lot-Line Adjustment (LLA 17-111) and associated
Coastal Development Permit for the demolition of an existing guesthouse
and carport and construction of a new guesthouse and garage on a
historic property located in the Single-Family Residential (R-1) Zoning
District.

Applications:
APN:
Block:
Location:
Applicant:

DS 17-107 / UP 17- 167 / LLA 17-111
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 and replace with
a new garage and guest house (subject of Use Permit 17-167) on the ‘Las Abuelas’ property
(APN 010-165-015). Three new windows on the historic Las Abuelas residence are also
proposed. The applicant is also requesting approval of a Lot-Line adjacent with the adjacent
property to the north thereby the size of the historic Las Abuelas property would increase.
Recommendation
(1) Approve the Combined Concept and Final Design Study DS 17-107
(2) Approve Use Permit UP 17- 167 for the guest house
(3) Approve Lot-line Adjustment LLA 17-111
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Proposed Project:
The following actions are proposed on the Las Abuelas property:
1.
2.
3.
4.
5.

Demolish existing 116 square-foot guesthouse;
Demolish existing 158 square-foot carport;
Construct a 403 square-foot detached garage;
Construct a 292 square-foot guesthouse to be attached to the proposed new garage;
Install three new windows on the second floor of the residence on the south and west
elevations. The proposed windows are on an inconspicuous area of the historic building
envelope and will have differentiated, painted wood windows;
6. Site coverage work includes the following: a concrete paver driveway, new trellis
between garage and residence, reconfiguration of existing stone paths; and
7. A Lot-Line Adjustment that would result in the adjacent property to the north (also
owned by the applicant – APN 010-165-027) to be reduced in size from 5,049 to 4,000
square feet, with the difference transferred to the Las Abuelas historic property, which
will increase in size from 10,900 to 11,949 square feet.
Background:
The ‘Gertrude S. Eells 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
sits on an irregular shaped parcel approximately 11,000 square-feet 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 was not identified as historic in a recent Phase I Historic
Assessment – Historic Eligibility Study, prepared by the City’s Historic Preservation Consultant;
it too was designed and built by M.J. Murphy. The purchase of this property allows the
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property owner to do a lot-line 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 proposed garage
and guesthouse.
Recent Action by the Historic Resources Board
The proposed project was reviewed by the Historic Resources Board at their April 17 meeting
where it was determined that the changes proposed to the Las Abuelas building and property
are Consistent with the Secretary of the Interior Standards. The decision of the Historic
Resources Board was supported by the Phase II Historic Assessment – Alteration to Historic
Property, prepared by the City’s historic preservation consultant.
The Historic Resources Board also approved a waiver from the requirement that a third on-site
parking space be provided. The basis for this decision is that the historic property would
otherwise have too large an expanse of site coverage in the form of a parking pad or too much
square footage dedicated to a garage or carport, thereby detracting the historic residence and
property.
PROJECT DATA FOR A 11,949 SQUARE FOOT SITE 1
Site Considerations

Allowed

Existing

Proposed

Floor Area

3,600 sf (30%)

3,013 sf

3,592 sf

Site Coverage

792 sf

3,333 sf

2,281 sf

Trees

3 Upper /1 Lower
(recommended)

1/5

NA

Ridge Height (1st/2nd)

18’/24’

NA

12’ (top of parapet)

Plate Height (1st/2nd)

12’/ 18’

NA

11 ‘

Setbacks

Minimum Required

Existing

Proposed

Front 2

15’

NA

No change

8’ @ residence

No change @ residence

Composite Side Yard

21’-6” (25%)

3

36’ at new construction
Minimum Side Yard
Rear
1
2

3

3’
15’

1’ @ residence on
west elevation

No change @ residence
15’ at new construction

4’ to 42’

3’ at new construction

The lot size indicated is subsequent to the proposed lot-line adjustment that would result in a larger lot.
Per City Code, the front of property is the narrow part therefore the front yard of this property faces Santa Lucia
Avenue.
As the property is oddly shaped the average width of property was used to derive 21’-6” (25% of the width of
average lot width)
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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 property has two trees in the area of construction - one 72-inch Monterey pine (between
the historic residence and proposed guesthouse), and one 18-inch American holly tree (at the
southeast corner of the proposed garage). The City Forester visited the property and has
concluded that because of proximity of construction to the large pine tree there will need to be
exploratory trenching associated with the guesthouse foundation work. If substantial roots are
found, this may result in the guesthouse foundation being “bridged” at some locations to avoid
the tree roots. Staff has conditioned the project to require supervised (by City Forester)
trenching to determine location and size of tree roots; a ‘bridged’ foundation may be required.
No additional trees are proposed to be planted, nor has the City Forester recommended that
additional trees be planted.
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 construction. With
regards to solar access, the project does not hinder the neighboring property’s access to solar
light because the new building is only 12 feet high and no structures exist in proximity. In
staff’s opinion, the proposed project meets the objectives of Residential Design Guidelines 5.1
through 5.3.
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.” Residential Design Guideline 7.6 states, “low,
horizontal building forms that appear to hug the ground are encouraged.”
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The new garage/guesthouse structure will have a stone veneer and is a simple structure that is
subordinate to the main residence. The structure will have a flat – parapetted roof, which
complements the flat roof on the main house and the new structures will have a maximum
height of 12 feet (to top of parapet). In staff’s opinion, the proposed residence meets the
objectives of Residential Design Guidelines 7.1 through 7.6.
Building & Roof Form: Residential Design Guidelines 8.1 through 8.5 state that “building forms
should be simple. Basic rectangles, L or U-shapes are typical”, “A form with a horizontal
emphasis is preferred”, “Roof forms should be composed of just a few simple planes”, “Avoid
complex roof forms that call attention to the design or add unnecessary detail”, “In general,
moderately pitched roofs (4:12 to 6:12) are preferred”. The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”
A discussion of the Building and Roof form must be in context with the Las Abuelas historic
residence. Character-defining features include the two-story height of the historic residence;
the 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 sideelevation; 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’ 4 on the SE corner of the building
that is supported by massive Carmel stone piers. In staff’s opinion, as stated in the Mass and
Bulk discussion, the roof design of the garage and guesthouse is simple and complements the
building style of the existing historic residence and neighborhood context, and it meets the
objectives of Residential Design Guidelines 8.1 through 8.5.
Detached Garage/Driveway: Design Guidelines 6.1 states, “Garages integrated into the
building design are encouraged”, “Keep the mass of a garage subordinate to that of the house”,
and “Keep the mass of a garage subordinate to that of the house”. The proposed garage will
accommodate two cars and is 400 square feet (two car garage is required on lots greater than
8,000 square feet) and has architectural elements appropriate for the historic property (flat
roof and 12 foot tall). The garage will appear integral to the residence as it will have an exterior
finish of stone that fits well with the stucco walls of the main residence. The mass of the
proposed garage does not overwhelm the residence regardless of it being front and center of

4

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 residence as seen from San Carlos Street. In staff’s opinion, the proposed garage design
and garage location is consistent with Design Guidelines 6.1.
Site Coverage: 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. 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 11,949 square-foot lot, the total amount of coverage allowed is 1,270 square feet (792
+ 478 square feet).
In addition, according to CMC 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 plans indicate there is
3,333 square feet of existing site coverage (includes the driveway and stone wall that is
absorbed from the adjacent property to the north as a result of the lot-line adjustment).
Proposed site coverage is 2,281 square feet, which represents a reduction of 1,052 square feet
relative to existing conditions (3,333 – 2,281 = 1,052), which is greater than the 842 square feet
required to be removed per the above code section. In staff’s opinion, the proposed residence
meets the requirements of the Municipal Code, but staff has nonetheless conditioned the
project to reduce driveway surface.
Exterior Lighting: 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. Landscape lighting shall not exceed 18 inches above the ground
nor more than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per fixture.
Additionally, the City’s Residential Design Guidelines, Section 11.8, states an objective to
“locate and shield fixtures to avoid glare and excess lighting as seen from neighboring
properties and from the street.”
The applicant is proposing lighting fixtures as shown in Attachment E and will install four of
them to the new buildings – one at the guest house south wall door, one at the garage south
wall pedestrian door and two flanking the garage doors on the east elevation. Plans indicate
that the fixtures are not down-lit but the glass is heavily seeded. Staff notes that the Planning
Commission encourages down-lit lights instead of the lantern-style to be more in conformance
with the Residential Design guidelines. However, because of the historic nature of this property
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and the residence, staff concludes that the proposed light fixtures are appropriate for the
historic property and should be approved.
Finish Details: Design Guideline 9.5 encourages using natural materials such as wood in
conjunction with stucco and Guideline 9.4 states, “Architectural details should appear to be
authentic, integral elements of the overall building design concept”; specifically, “details that
appear to be applied as superficial elements should be avoided.”
Finish details as shown in Attachment E indicate that the new guest house and garage will have
an exterior of stone. Windows and doors will be stained wood. New windows on the historic
residence will be painted wood.
Landscape Plan: No landscape plan is proposed. However, hardscape is proposed as shown in
the project plans. Staff anticipates that the property owner will install new landscape between
the residence and the new guesthouse/garage. Staff has conditioned this project so that the
applicant must submit a landscape plan for staff review and approval prior to submittal of the
final set of plans.
Public ROW: The portion of the unpaved City Right-of-Way (ROW) on San Carlos Street fronting
the property is approximately 20 feet deep. The ROW is not encumbered by any structures or
hardscape features.
Lot-Line Adjustment: The Carmel Municipal Code (17.44) identifies conditions, standards and
criteria related to lot-line adjustments that include the following: only legal lots may be subject
to a lot-line adjustment, no non-conformity or inconsistency will be allowed, no increase or
creation of a zoning violation or any kind of illegality, no creating an additional building site, all
zoning requirements shall be met on all lots involved, and where a lot-line adjustment will
result in relocation of a driveway or parking place impact to trees shall be taken into
consideration.
Review of the plans indicate the existing lot to the north (APN 010-165-027) is 5,049 square
feet. After the lot-line adjustment this lot is reduced to 4,000 square feet. In effect, the
buildable lot is reduced to the minimum size allowed but remains a buildable lot. In staff’s
opinion, the proposed lot-line adjustment does not conflict with the Carmel Municipal Code.
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Alternatives: Staff has included findings that the Commission can adopt if the Commission
accepts the overall design concept, including the architectural style of the building and the lotline adjustment. However, if the Commission does not support the design, or does not support
the conclusion submitted by Staff, then the Commission could continue the application with
specific direction given to the applicant/staff.
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 a new guesthouse and garage and new windows added to
the existing 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:
• Attachment A – Photos
• Attachment B – DS 17-107/UP 17-167 - Findings for Approval
• Attachment C – LLA 17-111 - Findings for Approval
• Attachment D – Conditions of Approval
• Attachment E – Project Plans
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FINDINGS REQUIRED FOR 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

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.

✔

NO

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.
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.

✔

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.

✔

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.

✔

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

✔

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.

✔

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.

✔

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.

✔
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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.

✔

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.

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
USE PERMIT FINDINGS (CMC 17.64.010.A)

YES

1. That the proposed use will not be in conflict with the City’s General Plan.

✔

2. That the proposed use will comply with all zoning standards applicable to the use
and zoning district.

✔

3. 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.

✔

NO

4. 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.
5. That the proposed use will not be injurious to public health, safety or welfare.

✔

6. 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.

✔

7. That the proposed use will not generate adverse impacts affecting health, safety,
or welfare of neighboring properties or uses.

✔

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.

✔

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.

✔
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CONSIDERATION
Consideration of a Lot Line Adjustment application and Coastal Development Permit.
FINDINGS OF FACT
1. The applicant submitted a request for a Lot Line Adjustment on March 22, 2017, for
property located in the Single-Family Residential (R-1) District located at the northwest
corner of Santa Lucia Avenue and San Carlos Street.
2. This approval authorizes a lot line adjustment to alter property boundaries between two
properties owned by the same person.
FINDINGS REQUIRED FOR APPROVAL
CMC Section 17.44.030: the following conditions, standards and criteria for review shall be
considered when evaluating all lot line adjustment applications:
1. Only legal lots may be subdivided or the subject of a lot line adjustment. No subdivision
or lot line adjustment shall be approved which increases or creates a zoning
nonconformity or is inconsistent with the policies of the certified Local Coastal Land Use
Plan. All lots and sites created shall comply with minimum standards established for the
zoning district in which the property is located and with any other relevant
requirements of the certified Local Coastal Implementation Plan.
Response: The Commission finds the lots are existing, legal lots of record.
2. No subdivision or lot line adjustment shall be approved which increases or creates a
zoning violation or any other kind of illegality.
Response: The Commission finds the proposed LLA does not increase or create a
violation.
3. No lot line adjustment shall be approved that could lead to the creation of an additional
building site unless a parcel map is prepared.
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Response: The Commission finds the proposed LLA is a land exchange that does not
result in creation of additional building sites.
4. Until there is sufficient water allocated in the City’s water management program to
provide for development of all existing lots of record within the City no subdivision or lot
line adjustment application shall be approved that would result in the creation an
additional lot of record, parcel, or building site if such creation would increase the
demand for water resources.
Response: The Commission finds the proposed LLA does not create any additional lots,
parcels or building sites.
5. Approval of a subdivision or lot line adjustment shall be conditioned upon all zoning
requirements being met on all lots involved in the subdivision or lot line adjustment.
Response: The Commission finds that the existing conditions represent conformance
with all zoning requirements of the City.
6. If, when curing a nonconformity or illegality that would be created by a lot line
adjustment, one side of a building must be moved because it is too close to the
proposed new line, another side of the building which is nonconforming shall not be
required to be conformed unless the building is moved, demolished, or rebuilt.
Response: The Commission finds there are no nonconformities or illegalities created by
the proposed adjustment.
7. Lot line adjustments increasing the average length of frontage on public streets for each
lot involved in the lot line adjustment shall be encouraged.
Response: The Commission finds the proposed LLA does not change the average length
of frontage.
8. Lot line adjustments tending to straighten lot lines shall be encouraged.
Response: The Commission finds the proposed LLA does not change affect lot lines.
9. Lot line adjustments tending to cause lots to be more rectangular in shape shall be
encouraged.
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Response: The Commission finds the proposed LLA will create a ‘dog-leg’ to the west
property line between APN’s 101-165-015 and 027.
10. Where, in the opinion of the Planning Commission, curing of existing nonconformities is
deemed reasonable when considering the public health, safety and welfare as well as
the financial cost, the cure of such nonconformities shall be required.
Response: The Commission finds the proposed LLA is not associated with nonconformities.
12. Where a subdivision or lot line adjustment will result in or lead to the relocation of
driveways or parking places on private property, the effect of such relocation on existing
trees shall be taken into consideration and conditions reasonably related to the
protection of existing trees and the location of driveways and parking places shall be
established. No subdivision or lot line adjustment shall be approved that would require
removal of a significant tree or create a building site that would not be viable without
removing one or more significant trees.
Response: The Commission finds the proposed LLA will not result in impacts to trees.
13. All subdivisions and lot line adjustments approved shall comply with the minimum lot or
parcel sizes established for the zoning district where the property is located.
Response: The Commission finds the proposed LLA will not diminish existing lot or
parcel sizes.
14. Subdivisions and lot line adjustments resulting in the creation of additional building sites
shall be approved only when consistent with the general pattern of lot sizes found in the
immediate neighborhood (within 300 feet of the site) and when significant vegetation
and other environmental resources on the site will be protected.
Response: The Commission finds the proposed LLA will not create additional building
sites.
15. When determined to be consistent with the General Plan/Coastal Land Use Plan,
approval of subdivisions and lot line adjustments shall include easements for protection
of natural resources and/or coastal resources, including but not limited to, scenic views,
sensitive habitats, wetlands and coastal access ways. When establishing new lots
and/or lot boundaries the decision making body shall consider the physical constraints
and biological constraints of the property and ensure that there will be sufficient
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buildable area to allow reasonable development on each lot affected after deducting
areas limited by easements, slopes and other factors.
Response: The Commission finds the proposed LLA circumstances do not warrant
easements of any kind.
SPECIAL FINDINGS
1. That the project as described in the application and accompanying materials, as
modified by any conditions of approval, conforms with the certified City of Carmel-bythe-Sea Local Coastal Program;
2. If the project is located between the first public road and the sea, that the project is in
conformity with the public access and recreation policies of Chapter 3 of the Coastal Act
of 1976 (commencing with Sections 30200 of the Public Resources Code.)
CONDITIONS
1. The applicant shall record the lot line adjustment with the Monterey County Recorder
DECISION
The proposed lot line adjustment permit is approved.
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Once signed, please return to the Community Planning and Building Department.

Conditions of Approval
No.

Standard Conditions

1.

Authorization: This approval of Design Study (DS 17-107) and Use Permit (UP
17-167) authorizes the applicant to demolish an existing guesthouse and carport
and construct a new 292-square foot guesthouse and a 403-square foot garage.
Approval of Lot-Line Adjustment (LLA 17-111) authorizes a shift in lot line that
would result in the adjacent property to the north (also owned by the applicant
– APN 010-165-027) to be reduced in size from 5,049 to 4,000 square feet, with
the difference transferred to the Las Abuelas historic property, which will
increase in size from 10,900 to 11,949 square feet.

✔

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.

✔

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.

✔

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.

✔

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.

✔

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

✔
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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 this parcel, this permit will be scheduled for
reconsideration and the appropriate findings will be prepared for review and
adoption by the Planning Commission.

✔

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.
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.

✔

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.

NA

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.

✔

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.

✔

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

✔

9.

✔
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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.
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.

✔

15.

This project is subject to a volume study.

✔

16.

Approval of this Design Study shall be valid only with approval of a Variance.

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.

✔

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.
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.
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

✔

19a.

19b.

N/A

N/A

✔
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20.

21.

22.

23.

24.
25.

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.
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.
Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging.
No digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)
All conditions of approval for the Planning permit(s) shall be printed on a fullsize sheet and included with the construction plan set submitted to the Building
Safety Division.
Special Conditions
Prior to the beginning of construction, the applicant shall convene a preconstruction meeting to include the historic preservation consultant, 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.
The applicant shall, under supervision of the City Forester, conduct exploratory
trenching related to the proposed guest house and garage near the 72-inch
Monterey Pine tree.
The applicant must submit a landscape plan for staff review and approval prior
to submittal of the final set of plans.

✔

✔

✔

✔

✔

*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
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Catherine Tarone, Assistant Planner

Subject:

Consideration of a Concept Design Study (DS 17-061) for the construction of
a new single-family residence located in the Single-Family Residential (R-1)
Zoning District.

Application:
Block:
Location:
Applicant:

DS 17-061
APN:
010-265-001
N
Lot:
1
SW corner of Camino Real and 7th Avenue
Chris Tescher
Property Owner: Pot D'or

Executive Summary: The project is a Design Study Track 2 request for a 5,000 square foot lot
located at the southwest corner of Camino Real and 7th Avenue. The applicant proposes the
demolition of the existing two-story residence and combined detached garage and guesthouse and
the construction of a new 2,150 square-foot, two-story single-family residence, detached rear sideyard garage, rear patio, and a front walkway and a new turf block (Tufftrack) driveway filled with
drought-tolerant landscaping facing 7th Avenue
Recommendation:
Accept the Concept Design Study (DS 17-061) subject to the attached findings and conditions.
Background and Project Description:
The property is 5,000 square feet in size and includes an existing 2,748.4 square-foot, two-story
residence and a combined detached guesthouse and garage at the southwest portion of the
property located in the rear- and side-yard setbacks of the property. The applicant has submitted
plans to demolish the existing structures on the property and construct: 1) a new 1,933-squarefoot, two-story residence, 2) a detached 217-square-foot garage at the rear, southwest side yard of
the property fronting 7th Avenue, 3) a 9-foot by 10.5 foot, 94.5 square-foot, second-story deck
facing the northwest portion of the property, 4) a 2.5' by 4.5' skylight on a south facing hipped
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portion of the roof at the kitchen, 5) a 34.5-foot-long driveway composed of Tufftrack which
consists of polyolefin plastic cells each planted with drought-tolerant landscaping (similar to
concrete turftrack, but with thinner, less visible plastic material forming each compartment), 6) a
new front walkway with concrete pavers, 7) two new 134-square-foot and 206-square-foot, rearyard patios composed of sand-set stone pavers, 8) a new horizontal wood, 3-foot to 4-foot-high
grapestake fence facing 7th Avenue and Camino Real and a 6-foot high fence along the interior
sides, 9) 17 cubic yards of cut at the northeast corner of the residence at the bathroom and
stairway and 17 cubic yards of fill redistributed on-site in the area of the new detached garage at
the southwest portion of the lot.
Staff has scheduled this application for conceptual review details. This analysis discusses the site
planning, privacy, views, mass and scale related to the project, as well as specific details such as
materials.
PROJECT DATA FOR A 5,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

2,150 sf (43%)

2,748.4 sf

2,150 sf

Site Coverage

473 sf/ 673 sf

2,340 sf

In excess of 673 since the
applicant must still include
the tufftrack driveway and
eaves in excess of 18 " in the
site coverage calculations.

Trees

4 Upper /3 Lower
(recommended for a
5,000 sq. ft. lot)

1 coast redwood/ 1
white birch tree

3/1

Ridge Height (1st/2nd)

18’/24’

11' / 22'

13' /22’-6"

Plate Height (1st/2nd)

12’/ 18’

10’/ 18.5'

9.5’/18’

Setbacks

Minimum Required

Existing

Proposed

Front

15’

14'

15'

Composite Side Yard

12.5’ (25%)

8’ (16%)

12.5’ (25%)

Minimum Side Yard

3’ interior side/

2’-9” from the garage/

5'/7.5'

5' street-facing side

3' from residence
facing Lincoln
38'-9” from residence
1' from rear
garage/guesthouse

Rear

15’ (3’ if bldg. <15’)

30’-9" from residence
4' from detached garage
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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 Assistant City Forester reviewed the property on August 22, 2016 as part of the City’s Site
Assessment process and identified one moderately-significant coast redwood and one moderatelysignificant white birch tree. The applicant is proposing the removal of both existing moderatelysignificant trees, which requires the approval of a Tree Removal Permit.
As part of this project, the applicant is proposing to plant four new trees including three uppercanopy Monterey Cypress trees and one new lower-canopy Madrone tree. This proposed tree
density satisfies the Forester's previous tree density recommendation provided as part of the site
assessment. Staff has included a condition of approval that the applicant shall apply for a tree
removal permit prior to the building permit's final approval for the removal of the two moderatelysignificant trees.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state, “designs should preserve
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces
in a neighborhood”, “maintain view opportunities, and “Position a building to screen active areas of
adjacent properties when feasible, locate windows and balconies such that they avoid overlooking
active indoor and outdoor uses area of adjacent properties, and preserve significant trees that will
help to screen views into adjacent properties.”
The closest window to the neighboring property to the south is located 5 feet from the south
property line. However, staff does not anticipate a privacy impact from this window due to its 5foot sill height and narrow width. Staff does not anticipate any impacts to windows to the singlestory neighboring property to the south since the residence is buffered by an existing patio and
vegetation. Additionally, the proposed 6-foot-high wood fence at the south property line will, in
staff's opinion, sufficiently protect the privacy of the neighbor's patio.
The applicant is proposing numerous large, glass doors and windows on the west elevation. Staff
does not anticipate a privacy impact to the rear neighbor to the west since the proposed residence
will be set back approximately 37' from the west property line and will be buffered by both the
proposed detached garage on the project site as well as a detached garage on the west neighbor's
residence.
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Building Mass & Scale: Residential Design Guidelines 7.0 Objectives include, “maintain the
massing and scale of building characteristic of Carmel, keep building scale in proportion to the area
of the site, and encourage diversity in housing design reflecting the eclectic mix of styles that is
characteristic of Carmel.”
The building's second story is primarily located in the center of the residence on the north
elevation. The massing of the proposed residence as viewed from 7th Avenue will remain largely the
same as the existing residence since the peak roof height will increase by only half a foot from 22
feet to 22.5 feet. The floor area of the first story of the residence is 1,413 square feet while the
second story is 520 square feet. Thus, approximately 27% of the residence is located on the upper
floor while 73% of the residence is located on the lower floor.
In staff’s opinion, the massing of the residence is consistent with the character and massing of
adjacent residences (see sheets A 3.3 and 3.4 of the plans for street elevations of the design). In
staff’s opinion, this residence’s contemporary architecture and all-stone façade make the residence
unique and visually interesting such that it will contribute to the eclectic mix of styles characteristic
of Carmel.
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 project proposes a hipped roof with a low 3:12 roof pitch. The design of the roof avoids
complex roof forms, relying on high clearstory windows and one skylight on the south elevation
rather than dormers to provide natural light. The Guidelines encourage higher plate heights on
buildings with low roof pitches which this proposal fulfills with an 18-foot, second-story plate
height, which complies with the maximum allowed. In addition, there is a flat wooden awning on
the north side elevation that defines the entrance. In staff’s opinion, the house’s building forms
are modest and the building’s design and window details are integrated and do not create an
overly-grand entrance.
Detached Garage: Design Guidelines 6.1 states, “Garages [carports] integrated into the building
design are encouraged," and “Keep the mass of a garage [carport] subordinate to that of the
house." Design Guideline 6.5 states, “Position a garage to maximize opportunities for open space,
views and privacy.” According to Design Guideline 9.16, "A garage door should be designed either
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to provide visual interest or to blend with the background materials of the building. Design the
garage door to blend with the building wall or orient the door so as not to face the street."
The plans include a new 11-foot by 20-foot, 217 square-foot detached garage at the rear southwest
side-yard of the property fronting 7th Avenue. This detached garage is located 3’-2” from the rear
west property line and 7 feet from the south side property line. The overall height of the detached
garage is 11 feet measured to grade at the front of the garage and 12 feet at the rear of the garage.
Since the Municipal Code only requires a 3-foot setback for structures that are less than 15 feet in
height, the proposed garage is located outside of all setbacks as it is 3’-2” from the rear west
property line and 7’-4” from the south property line and thus does not require separate Planning
Commission review to locate the garage outside of all setbacks.
In regard to the City's Residential Design Guidelines, the project is considered by staff to be in-scale
with adjacent properties and the garage will appear subordinate to the residence since it will be set
back by 22.5' and will not be readily visible from 7th Avenue.
Staff notes that the applicant is proposing a stone wall for the garage siding and a weathered
copper-colored zinc and aluminum roof to match the residence. The applicant is also proposing a
corten steel garage door shown on A-7.1 The proposed garage door will contrast with the lighter
stone siding and complement the weathered copper-colored zinc and aluminum roof and proposed
corten steel edge retaining walls. Staff feels that the proposed materials uphold the intent of the
design guidelines to prevent the installation of standard overhead garage doors that do not relate
to the design of the residence.
Metal Roof: Design Guideline 9.8 states, “Roof materials should be consistent with the architectural
style of the building and with the context of the neighborhood” and “Metal, plastic and glass roofs
are inappropriate in all neighborhoods.”
This residence has a contemporary style design with finish materials consisting of a stone façade,
painted metal roof beam channels at the top of plate, and a low-pitched, standing seam metal roof.
Included as Attachment D, the applicant has submitted a response to City staff explaining the
applicant's preference for a metal roof.
The applicant has provided staff with a specification material cut-sheet for the roof which states
that the proposed roof is composed of a 'zincalume/ galvalume' sheet made up of 55% aluminum
1.6% silicon, and 43.4% zinc. The other natural metal roof option is a copper roof. The applicant is
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proposing either a 'zincalume' or aluminum roof which will be painted an Energy Star cool roof
color called ‘Weathered Copper.’
Staff notes that one issue with the applicant's proposal to use either an aluminum roof or a
composite zinc and aluminum roof is that aluminum roofs tend to resist weathering over time and
will look newer longer preventing the roof from blending into the surrounding architecture. In the
past, the City has accepted proposals for natural metal roofs which weather and develop a natural,
rustic-appearing patina over time (See Attachment E for the weathering information for the
proposed aluminum or aluminum composite metal roof). In light of these findings, staff has drafted
a condition of approval that the applicant select a natural metal roof rather than an aluminum or
aluminum composite roof.
Tufftrack Driveway: According to Residential Design Guidelines 10.5, “For driveways, patios and
walkways, select paving materials that convey the colors and textures of native materials and that
will reduce runoff. Avoid using "turf block" and grey concrete. Scored concrete and turf block are
inappropriate as driveway surface materials and should be avoided.”
The applicant has proposed the use of a turf block ‘aka Tufftrack’ driveway (see Attachment F),
which is composed of thin, grass-filled, plastic interlocking cells. Staff notes that 22 linear feet of
the driveway will be located on the applicant's property and 9' linear feet will be located in the City
right-of-way. The City’s Residential Design Guidelines discourage the use of turf block, primarily
due to ordinance prohibiting front lawns. However, the Planning Commission has previously
approved turf block driveways in more recent projects because of its permeability and because it
adds vegetation to the front yard.
The applicant has not included the driveway in site coverage in the calculation table; however, the
Tufftrack is installed on top of base rock and the City's Municipal Code requires that gravel be
counted as permeable site coverage. In the past, the City has required that half of the area of the
turf block to count as site coverage. The proposed Tufftrack driveway has a narrow, 9-foot width,
an approximately 22-foot length, and a total area of approximately 200 square feet. Since the
detached garage is located at the rear of the property, it constitutes a significant portion of the
total site coverage. The applicant is proposing 673 square feet of site coverage which is the
maximum allowed and so the addition of half of the area of the driveway (100 square feet) will put
the property in excess of what is allowed. Additional site coverage must be removed to allow for
the installation of the driveway.
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Site Coverage: In addition to the driveway, the applicant must also include the project's eaves in
the site coverage calculations. According to CMC 17.10.030, "Structural elements that project out
from building walls including oriel windows, eaves, balconies, overhangs and similar structural
elements are exempt from site coverage calculations if limited to a projection of 18 inches or less."
The eaves that the applicant is proposing extend 2 feet or 24" from the building wall and so the
portion of the eave that extends past 18" must be counted toward the project's site coverage.
Staff has drafted a condition of approval that the applicant shall include the driveway and roof eave
area over 18" from the wall line in the site coverage total and shall reduce the site coverage to
comply with the City's maximum site coverage of 673 square feet for the site.
Encroachments in the Right-of-Way: This property has numerous encroachments into the public
right-of-way including a 3-foot-wide grouted stone pathway and several stepping stone pavers on
the east elevation and numerous loose pavers and boulders on the south elevation facing 7th
Avenue. Staff has drafted a condition of approval requiring the applicant to remove all existing
encroachments in the right-of-way. The applicant has also noted the removal of all encroachments
into the right-of-way on sheet A1.1 of the plans.
Alternatives: Staff has included draft findings that the Commission can adopt if the Commission
approves the project. However, if the Commission does not support the design or the finish
materials, 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:
• Attachment A – Site Photographs
• Attachment B – Findings for Concept Acceptance
• Attachment C – Draft Recommendations/Conditions
• Attachment D – Applicant response letter requesting a metal roof
• Attachment E – Metal Roof Product Cutsheet
• Attachment F – Tufftrack Product Cutsheet
• Attachment G – Project Plans
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Front (east) Elevation facing Camino Real
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Interior South Elevation

Neighboring Property to the South and edge of south neighbor's detached garage at the property line
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Existing detached garage and neighboring residence to the west

North Elevation Facing 7th Avenue
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Existing Encroachments in the Right-of-Way
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Staking and Flagging for the west rear elevation
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Staking and Flagging illustrating the proposed height of the front east elevation
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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

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.

✔

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.

✔

NO

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.
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.

✔

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.

✔

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

✔

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.

✔

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

✔
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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.

✔

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.

✔

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.

✔

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

✔

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.

✔

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.

✔
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Recommendations/Draft Conditions
No.
1.
2.
3.

The applicant shall apply for a tree removal permit prior to the building permit's
final approval for the removal of the two moderately-significant trees.
The applicant shall use a metal roof that will age and patina over time.
The applicant shall include one-half of the driveway area and roof eave area over
18" from the wall line in the site coverage calculations and shall reduce the site
coverage to comply with the City's maximum site coverage of 673 square feet for
the site.
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Attachment E - Metal Roof Product Cutsheet
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Submitted by:

Matthew Sundt, Contract Planner

Subject:

Consideration of Concept Design Study (DS 17-088) and associated Coastal
Development Permit for the demolition of an existing residence and
construction of a new single-family residence located in the Single-Family
Residential (R-1) Zoning District, and Park Overlay (P), Beach and Riparian
(BR) Overlay, and Archaeological Significance Overlay (AS) Districts. The
parcel is adjacent to the Environmentally Sensitive Habitat Area Overlay Area
(ESHA) of Carmel Beach.

Application:
Block:
Location:
Applicant:
Property Owner:

DS 17-088
APN:
010-312-010
C2
Lots:
lot 6 and portion of lot 7
Scenic Road, 9 SW of Ocean Avenue
Aengus L. Jeffers, Agent
Venky Harinarayan and Sudha Neelakantan

Executive Summary
The applicant is requesting approval to demolish an existing residence and build a new singlefamily residence.
Recommendation
Accept the Concept Design Study (DS 17-088) subject to the attached draft findings and conditions.
Background and Project Description
The property is 11,000 feet in size and located on the Carmel Beach dunes between Ocean and 8th
Avenues and has an existing 2,229 square-foot residence. The applicant is proposing to demolish
the existing residence and replace with a new two-story, 3,450-square foot residence. The
applicant is proposing a modern-style design that includes straight, clean vertical and horizontal
lines, weathered steel, travertine stone pavers and interior floors, polished smooth concrete
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retaining walls (smoothed to a grey-colored luster), reclaimed teak or western red cedar for
exterior sidings, and metal facia roof edge. Project components include extensive use of skylights
and solar panels on the roof, large windows on the west elevation, and rammed earth walls.
Rammed earth walls are constructed by ramming a mixture of selected aggregates, including
gravel, sand, silt and a small amount of clay, into place between flat panels (the formwork). For
this project the rammed earth walls will be constructed off-site in the Sonoma area in Northern
California, and then trucked to the Scenic Road property.
PROJECT DATA FOR A 11,000 SQUARE FOOT SITE:
Site Considerations

Allowed

Existing

Proposed

Floor Area

3,450 sf

2,229

3,450 sf

Site Coverage
Trees

759 sf 1
3 Upper /1 Lower
(recommended)

1,834
3 pittosporum trees
1 holly tree

740 sf
NA 2

Ridge Height (1st/2nd)

18’/24’

NA

10’-9” up to 17’

Plate Height (1st/2nd)

12’/ 18’

NA

NA

Setbacks

Minimum Required

Existing

Proposed

Front

15’

15’

16’– 6”

Composite Side Yard

13’-8” (25%)

8’- 6”

13’-8” (25%)

Minimum Side Yard

3’

Min. South Side: 5’-3”

Min. South Side: 7’-8”

Min. North Side: 3’-3”

Min. North Side: 6’

112’

116’

Rear

15’

The proposed residence includes a main upper level and lower level that is partially subgrade, but
does not meet the City’s definition of a basement. The main floor is 2,036 square feet with the
lower floor being 994 square feet. A 420-square foot - two-car parking garage is proposed that
includes a car lift. The proposed garage is 11 feet high and 17 feet wide (the door is 9 feet with
flanking 3’-6” and 4’-6” walls to create one uniform appearance, with a 10’ – 5” by 20-foot deep
driveway located on the property.
1

The property owner has the option to increase Site Coverage to 1,199 square feet if 50 percent of coverage is pervious
or semi-pervious (CMC 17.10.030.C)
2
Although no trees are proposed by the applicant, the City Forester states that one upper and one lower canopy tree
shall be planted.
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The project is in the Archaeological Significance Overlay (AS) Zoning District and also in the Park (P)
Overlay and Beach and Riparian (BR) Overlay districts. To address potential project impacts a
Biological Assessment was prepared by Thomas Moss, Coastal Biologist, and an archaeological
report was prepared by Susan Morley, Archaeologist.
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.
Staff analysis
Dunes/Environmental Sensitive Habitat Area (ESHA): The subject property is adjacent to an ESHA
habitat (Carmel Beach). Carmel Beach between 8th Avenue to the south and Pescadero Canyon to
the north is defined in the Carmel General Plan as an ESHA. As defined in the Carmel Coastal Land
Use Plan, all lands within 30 feet of an ESHA are within what is called an ESHA Buffer. Because the
project site is within the 30-foot ESHA buffer, a biological resources report is required pursuant to
the City Municipal Code (CMC 17.20.220).
A biological study was prepared by Thomas Moss, Coastal Biologist (Attachment E). This study
concludes that no “special plants” (state or federally-listed species) occur on the subject property.
This report indicates that there is a moderate probability that the black legless lizard, a state-listed
Species of Concern, may be on the property and environs, but at the time of the field study by the
biologist none were encountered.
A landscape plan was prepared which is focused on the west half of the property and calls for
replacing the existing exotic landscape with one using mostly native dune plants that are
indigenous to the nearby North Dunes, north of Ocean Avenue. The plan will essentially transform
this severely degraded part of the property, restoring its natural character and appearance.
The coastal biologist recommends three mitigation measures, which include a requirement that
vegetation be removed by hand with a biologist present to monitor for back legless lizards, that
native dune plants used for landscaping be delivered from local sources as to avoid the possibility
of gene pool contamination, and that mock heather (Ericameria eriocoides) be added to the
proposed plant palette. These mitigations have been included in the draft conditions.
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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.
It is reported in the Preliminary Site Assessment that this lot contains a total of 4 trees, consisting
of 3 pittosporum trees and a holly tree. All four trees are rated by the City Forester as nonsignificant and may be removed with the submittal of a tree removal permit and consideration
from the Planning Commission at the project’s final planning review. The City Forester
recommends planting one upper-canopy tree and one-lower canopy tree. Staff has conditioned
this project to plant one upper and one lower canopy tree.
Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state, “designs should preserve
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces
in a neighborhood”, “maintain view opportunities, and “Position a building to screen active areas of
adjacent properties when feasible, locate windows and balconies such that they avoid overlooking
active indoor and outdoor uses area of adjacent properties, and preserve significant trees that will
help to screen views into adjacent properties.”
Staff has not identified any view impacts that would be created by the new residence. The height
of the proposed residence is slightly lower than existing and has a slightly narrower horizontal
profile than the existing residence and so is not expected to create any new view impacts relative
to the neighbors, and likely to reduce slightly any existing impact. In addition, there are no
windows on the north and south elevations thereby no privacy impacts are expected with the
adjacent neighbors.
Building Mass & Scale: Residential Design Guidelines 7.0 Objectives include, “maintain the
massing and scale of building characteristic of Carmel, keep building scale in proportion to the area
of the site, and encourage diversity in housing design reflecting the eclectic mix of styles that is
characteristic of Carmel.” Design Guidelines 7.1 through 7.6 encourage a building’s mass to relate
“to the context of other homes nearby”, to “minimize the mass of a building as seen from the public
way or adjacent properties”, and to “Low, horizontal building forms that appear to hug the ground
are encouraged”. Design Guideline 7.7 recommends “presenting a one-story height to the street”
The subject property is located in the Beach and Riparian (BR) Overlay District, where all new
buildings have a maximum height limit of 18 feet so as to keep the lowest building profile as
possible thereby minimizing view impacts. The proposed residence’s height varies from 10’-9” up
to 17’ depending on measurement location. The highest measurement is taken from the west
elevation where the natural grade begins to descend. The shortest height (10’-9”) is at the east
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elevation of the proposed garage facing Scenic Road thereby presenting a one-story height to the
street.
The neighborhood has a mix of one- and two-story residences. Because of the existing stone wall
at the front property line and the privacy hedge, the only part of the residence expected to be
visible from Scenic will be the garage. The proposed front entry area is simple, with a relatively low
profile (10’-9” vertical). The one-story component of the residence meets the plate and ridge
height standards of 12’ and 18’.
The modern design of the proposed structure fits well on the parcel and adequately relates to
other homes in the area. The design of the residence incorporates a flat roof which minimizes the
mass and “appear to hug the ground”. In staff’s opinion, the proposed residence meets the
objectives of Residential Design Guidelines as it is one of the few residences on the block that is
considered “modern” (Thodos residence four lots north and the “Sea Quest” residence six lots
north have flat roofs) and so fulfills the mandate to provide “diversity in housing design”. The
proposed residence also minimizes mass as seen from the public way and adjacent properties and
presents as one-story to the street, the neighbors and the public as seen from Carmel Beach.
Building & Roof Form: Residential Design Guidelines 8.1 through 8.5 states that “building forms
should be simple”, “…horizontal emphasis is preferred”, “roof forms should be composed of just a
few simple planes”, “Use building offsets to achieve specific purposes such as […] breaking the mass
of a large building element.” The Guidelines emphasize using “restraint” and “simplicity” in building
forms, which should not be complicated, and roof lines, which should “avoid complex forms.”
Existing residences in the immediate neighborhood are a mix of one- and two-story structures in a
variety of architectural styles (contemporary cottage, Carmel cottage, etc.). Exterior materials
include board and batten, ship lap, brick, stone, and stucco. Roof styles include hipped, gabled and
flat roof; roof materials include composition, wood shingles, and for flat roofs either rolled roofing
(with or without gravel), and/or membrane roofing. 3
The proposed residence represents modern architecture and in this case with a flat roof and glass
walls facing west. The proposed roof material is a light gray membrane. The aforementioned
Residential Design Guidelines are ‘guidelines’ and are intended to accommodate discretion on the
part of the decision makers. Modern architecture, with its flat roofs, are ideal for the high visibility

3

Membrane roofing is a type of roofing system used to move water off the roof. Membrane roofs are most commonly
made from synthetic rubber, thermoplastic (polyvinyl chloride –“PVC”, or similar material).
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location as they result in a low, horizontal profile which results in the least obtrusive design relative
to public and private views. In staff’s opinion, the proposed residence meets the objectives of
Residential Design Guidelines 8.1 through 8.5.
Site Coverage: 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. 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
11,000 square-foot lot the total amount of coverage allowed is 759 square feet with up to 1,199
square feet allowed if 50% of the site coverage is pervious. The project plans indicate there to be
740 square feet of site coverage leaving most of the property in a restored and natural condition as
recommended by the coastal biologist. The proposed project is consistent with the Municipal Code
site coverage requirements.
Cut/Fill: Residential Design Guideline Section 3.0 addresses Topography. The objectives associated
with these guidelines are to maintain natural topography, preserve natural slopes, tree protection,
grade with intent to retain and percolate stormwater on site, minimize run-off, and promote use of
natural slopes and stepped floor plans so that buildings hug the land.
The construction of the home will require removal of 749 cubic yards of soil (“cut”) to
accommodate the lower level. The proposed ‘cut’ will translate to approximately 94 one-way truck
trips (i.e., 188 round-trips). An additional 65 cubic yards of engineered soils will be imported
resulting in 8 one-way truck trips (i.e., 64 round-trips). Truck trips are based on 8 cubic yards per
load. Additional truck trips associated with construction materials (concrete, rammed earth panels,
lumber, drywall, windows, cabinets, etc.,) will require up to 35 additional one-way trips (i.e., 70
round-trips). In staff’s opinion, the proposed cut and fill is reasonable for purposes of
accommodating the lower level habitable space.
Finish Details: Design Guideline 9.5 encourages using natural materials such as wood in
conjunction with stucco and Guideline 9.4 states, “Architectural details should appear to be
authentic, integral elements of the overall building design concept”; specifically, “details that
appear to be applied as superficial elements should be avoided.”
Finish details are not typically reviewed at the Concept stage; however, the Planning Commission
can provide input at this time regardless. The prominent features of the proposed finish details
include the wood exterior siding, beach sand colored rammed earth panels/walls, PVC membrane
roofing, galvanized steel roof facia, and polished smooth concrete (smoothed to a grey-colored
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luster) retaining walls. In staff’s opinion, the applicant’s proposed architectural details are
authentic and integral elements of the modern design.
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 applicant is proposing three exterior wall-mounted light fixtures as shown in Attachment A –
page A103. However, elimination will be predominantly the soffit light under eave variety. These
are located on the east, south and west elevations as shown on page A103. The proposed fixtures
are made of aluminum alloy, aluminum, and stainless steel. Landscape lights are proposed and
shown on the Landscape Lighting Plan. Two types of landscape lights are shown – free standing
down-lit and lights that are inserted into the risers of the steps. Staff supports the proposed wallmounted wall sconces, soffit lights and the proposed landscape light fixtures and notes that
standup light comply with the City requirements with regard to dispersion and wattage.
Regardless, staff has conditioned the project to require that the applicant submit plans that will
show where exterior mounted wall sconces will be located.
Public ROW: The City Right-of-Way (ROW) is encumbered by a stone wall. Although City staff is
not recommending its removal due to its age and potential historic value, and that it adds a
particular character to the street frontage and neighborhood, the property owner will have to
submit a ‘permanent encroachment permit’.
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, or approve one of the Alternatives discussed herein.
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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:
•
•
•
•
•

Attachment A – Site Photos
Attachment B – Findings for Concept Acceptance
Attachment C – Draft Recommendations/Conditions
Attachment D – Biological and Archaeological Reports
Attachment E – Project Plans
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ATTACHMENT A – SITE PHOTOGRAPHS
View Scenic Road – East elevation
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View from back porch of existing residence

242

West elevation of existing residence
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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

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.

✔

NO

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.
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.

✔

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.

✔

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.

✔

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

✔

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.

✔

8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and

✔
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complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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.

✔

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.

✔

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.

✔

12. Any deviations from the Design Guidelines are considered minor and reasonably ✔
relate to good design principles and specific site conditions.
Beach and Overlay District Findings
1. The combined area contained within all setbacks is at least equal to the area of
the lot that would be included within setbacks if the special beach setback
established in subsection (B)(9) of this section were applied (i.e., achieving no net
loss of setback area.
2. A minimum width of at least three feet will be maintained for the full length of all
setbacks.
3. By reducing any setbacks the proposed structure will not interfere with safe
access to other properties in the neighborhood or otherwise result in damage or
injury to the use of other adjoining properties.
4. Structures proposed for construction within reduced setback areas will be
compatible with the residential character of the neighborhood and will exhibit a
human scale without excessive building bulk or visual mass.
5. The proposed setbacks afford maximum protection for the adjoining parklands for
the benefit of the public while still accommodating reasonable development of the
property.
6. The proposed setbacks are designated on an approved plan attached to the
permit or on a scenic easement for purposes of documentation and recordation.
Park Overlay District Findings
1. The proposed setbacks afford maximum protection for the adjoining parklands
for the benefit of the public while still accommodating reasonable development of
the property.
2. That the proposed setbacks are designated on an approved plan attached to the
permit or on a scenic easement for purposes of documentation and recordation.

YES

NO

N/A

✔
N/A
N/A

✔
✔
YES

NO

✔
✔
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Recommendations/Draft Conditions
No.
1.

3.

The exotic vegetation on the western half of the property should be removed by
hand, not with heavy equipment. A the time of removal of the ice plant and
acacia, a qualified biologist should be present to search for black legless lizards
and remove a that are found. They should be released in the North Dunes where
recent dune restoration activities have created new, suitable habitat for them.
Native dune plants used for landscaping on the property should be delivered
from locally collected seeds or cutting, so as to avoid the possibility of
contaminating the local gene pool of the flora in the North Dunes. Several local
individuals and nurseries are capable of contract growing any plants that are
needed for the project.
Use mock heather in the plant palette.

4.

Plant one upper and one lower canopy tree on the subject property.

5.

Submit an application for and obtain a “permanent encroachment permit” for
the wall on the east property boundary that extends into the public right of way,
prior to submittal of final building plans.
Prior to any excavation or digging, the applicant shall contact the appropriate
regional notification center (USA North 811) at least two working days, but not
more than 14 calendar days, prior to commencing that excavation or digging. No
digging or excavation is authorized to occur on site until the applicant has
obtained a Ticket Number and all utility members have positively responded to
the dig request. (Visit USANorth811.org for more information)
The applicant shall show where exterior wall sconces will be located.

2.

6.

7.
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Evidence of Sacred/Religious Site?
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Evidence of Native American Remains on Site?
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Evidence of Anything of Archaeological Significance?
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Positive Findings of Historical Significance?

Yes__ No_x_
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INTRODUCTION
In December 2016 Ms. Cynthia Spellacy authorized me to conduct a preliminary cultural resources
survey for Assessor’s Parcel Number 010-312-010 in the City of Carmel-by-the-Sea (Figure 1, p.4),
County of Monterey, California. Plans are proposed to demolish the existing single-family dwelling
on the project parcel in order to construct a new SFD. 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 December 14, 2016. 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 11,000 square feet in area located on Scenic Road 7 northwest of 8th Ave. The
parcel is adjacent to Carmel Beach. The parcel may be further located on the Monterey United
States Geological Survey 7.5 minute series [1997] Quadrangle, Zone 10 (Figure 2, p.5). The
Universal Transmercator Grid coordinates calculated for the parcel are approximately
595867.6metersE/4045909.5metersN. Elevation of the parcel ranges from 50 feet above mean sea
level on the west to 75 feet msl on Scenic Rd. Vegetation on the project parcel consists of various
non-native ornamentals. The nearest reliable source of fresh water is the Carmel River about one
mile to the south.
Currently, there is a single-family dwelling on the project parcel that is 2,229 square feet in area,
constructed in 1931. As stated above, plans are proposed to demolish the existing residence to make
way for the construction of a new residence.
The project is in a densely developed residential neighborhood. Portions of the parcel are occluded
by the existing residence and paving stones; however, visual inspection of the soils is possible along
the margins surrounding the house and down the slope to the beach. Soils on the south portion of
the yard are unobstructed as there is no ground cover.
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Project location

Figure 1: Regional Location Map for Carmel-By-The-Sea, California
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Project location

Figure 2: The project parcel is located on a portion of the United States Geological Survey
Monterey Quadrangle (1997).
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Project parcel

Figure 3: Monterey County Assessor’s Parcel map for the project parcel, APN 010-312-010.
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Figure 4: Monterey County aerial map for the project parcel, APN 010-312-010.

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).
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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
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:
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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)

Project area

Figure 5: 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
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.

255

10

Preliminary Cultural Resources Survey
APN 010-312-010, December 2016
Carmel-By-The-Sea

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, CAMNT-836, is located approximately 1800 feet in linear distance from the project.
ARCHAEOLOGICAL RECONNAISSANCE
Archaeological reconnaissance followed standard methods of procedure. The project parcel was
physically and methodically inspected for indicators of cultural resources on December 14, 2016..
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. Although much of the project
parcel is covered with invasive iceplant, the soils are quite visible along the south side of the house
(Figure 7) and along the path leading to the gate where there is beach access. Soils on the propject
parcel are classified by the U.S. Department of Agriculture as Baywood sand, 2 to 15 percent slopes.
Inspection of the soils indicates the soils are dark grayish brown (10YR 4/2; Munsell Soil Color
Series) fine sand. At the lowest elevations, near the beach (west) the sand is a lighter color. A
survey of these soils reveals none of the cultural materials listed above.
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Figure 6: Photo of project parcel looking east. Soils are visible below the ice plant and around the
existing house.
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 1,800 feet to the northwest.
Therefore, it is the professional opinion of this writer that this parcel does not contain cultural
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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.

Figure 7: Photo of the path between the house and the stonewall on the south of the project parcel
are dark brown sand.
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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THOMAS K. MOSS
Coastal Biologist
	
  
	
  
March	
  9,	
  2017	
  
	
  
The	
  Law	
  Office	
  of	
  Aengus	
  L.	
  Jeffers	
  
215	
  West	
  Franklin	
  Street,	
  Fifth	
  Floor	
  
Monterey,	
  CA	
  93940	
  
	
  
Subject:	
  	
   Biological	
  Assessment	
  of	
  White	
  Sands	
  Project	
  Property	
  
	
  
Scenic	
  Way	
  –	
  7	
  NW	
  of	
  8th	
  Avenue,	
  Carmel-‐by-‐the-‐Sea	
  
	
  
(APN	
  010-‐312-‐010)	
  
	
  
Dear	
  Aengus,	
  
	
  
	
  
At	
  your	
  request,	
  I	
  have	
  completed	
  a	
  biological	
  assessment	
  of	
  the	
  White	
  Sands	
  
Project	
  property,	
  located	
  at	
  Scenic	
  Way	
  –	
  7	
  NW	
  of	
  8th	
  Avenue.	
  The	
  results	
  are	
  
presented	
  here	
  in	
  the	
  form	
  of	
  a	
  brief	
  letter,	
  rather	
  than	
  a	
  more	
  detailed	
  report,	
  
because	
  of	
  the	
  near-‐absence	
  of	
  any	
  values	
  of	
  biological	
  significance	
  on	
  the	
  property.	
  	
  
	
  
	
  
The	
  proposed	
  project	
  entails	
  demolition	
  of	
  an	
  existing	
  single-‐story	
  residence	
  
and	
  associated	
  non-‐permeable	
  features,	
  amounting	
  to	
  a	
  combined	
  development	
  
footprint	
  of	
  4,063	
  square	
  feet	
  (sf)	
  and	
  development	
  of	
  a	
  new	
  residence	
  with	
  a	
  
combined	
  development	
  footprint	
  of	
  3,166	
  sf,	
  representing	
  a	
  reduction	
  in	
  overall	
  
coverage	
  by	
  897	
  sf.	
  	
  
	
  
The	
  new	
  residence	
  is	
  proposed	
  in	
  about	
  the	
  same	
  location	
  as	
  the	
  existing	
  
residence,	
  but	
  will	
  be	
  set	
  back	
  slightly	
  farther	
  from	
  the	
  western	
  property	
  line	
  above	
  
Carmel	
  Beach,	
  increasing	
  the	
  distance	
  from	
  114	
  feet	
  to	
  between	
  116	
  and	
  129	
  feet.	
  
	
  
The	
  property	
  encompasses	
  0.25	
  acres,	
  and	
  is	
  shaped	
  like	
  a	
  long,	
  narrow	
  
rectangle,	
  with	
  the	
  north	
  and	
  south	
  sides	
  measuring	
  200	
  feet	
  in	
  length	
  and	
  the	
  
narrow	
  west	
  and	
  east	
  sides	
  measuring	
  55	
  feet.	
  The	
  existing	
  house	
  is	
  situated	
  on	
  the	
  
inland	
  half	
  of	
  the	
  property	
  near	
  Scenic	
  Drive.	
  The	
  seaward	
  half	
  of	
  the	
  property	
  was	
  
formerly	
  part	
  of	
  a	
  sand	
  dune	
  system	
  that	
  once	
  extended	
  from	
  Pescadero	
  Creek	
  to	
  8th	
  
Avenue.	
  Development	
  of	
  private	
  properties	
  along	
  Scenic	
  Drive	
  and	
  the	
  replacement	
  
of	
  the	
  native	
  vegetation	
  with	
  invasive	
  exotic	
  plants	
  have	
  all	
  but	
  destroyed	
  the	
  
natural	
  habitat	
  and	
  biological	
  values	
  that	
  once	
  existed	
  in	
  this	
  area.	
  Only	
  one	
  native	
  
plant	
  was	
  observed	
  on	
  the	
  property	
  when	
  I	
  surveyed	
  it	
  recently	
  –	
  a	
  single	
  wild	
  
cucumber	
  (Marah	
  fabaceus).	
  
	
  
The	
  western	
  half	
  of	
  the	
  property	
  consists	
  of	
  the	
  leeward	
  side	
  of	
  the	
  beach	
  
foredune	
  system.	
  As	
  such,	
  its	
  soil	
  is	
  white	
  sand	
  that	
  has	
  been	
  enriched	
  by	
  the	
  
decomposition	
  of	
  a	
  relatively	
  deep	
  detritus	
  layer,	
  resulting	
  from	
  the	
  exotic	
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vegetation	
  that	
  dominates	
  and	
  covers	
  this	
  entire	
  area.	
  The	
  dune	
  slopes	
  down	
  to	
  a	
  
swale	
  at	
  the	
  bottom	
  of	
  the	
  property,	
  and	
  then	
  rises	
  steeply	
  up	
  to	
  the	
  front	
  of	
  the	
  
existing	
  house.	
  	
  
	
  
The	
  landscape	
  on	
  the	
  property	
  consists	
  of	
  maintained	
  ornamental	
  plantings	
  
around	
  an	
  entry	
  courtyard	
  between	
  Scenic	
  Drive	
  and	
  the	
  existing	
  house	
  and	
  an	
  
unmaintained	
  mess	
  of	
  exotic	
  species	
  on	
  the	
  western	
  half	
  of	
  the	
  property.	
  The	
  
western	
  area	
  is	
  covered	
  almost	
  equally	
  by	
  a	
  thick	
  mat	
  of	
  ice	
  plant	
  and	
  large	
  shrubs	
  
comprised	
  of	
  Sydney	
  golden	
  wattle	
  (Acacia	
  longifolia)	
  and	
  myoporum	
  (Myoporum	
  
laetum).	
  Two	
  small	
  trees	
  -‐	
  an	
  Australian	
  tea	
  tree	
  (Leptospermum	
  laevigatum)	
  and	
  a	
  
Pittosporum	
  tree	
  –	
  were	
  also	
  identified	
  in	
  this	
  area	
  growing	
  along	
  the	
  southern	
  
property	
  line.	
  Only	
  one	
  individual	
  native	
  wild	
  cucumber	
  plant	
  is	
  growing	
  on	
  the	
  
sandy	
  slope	
  leading	
  up	
  to	
  the	
  western	
  property	
  line.	
  	
  	
  	
  	
  
	
  
No	
  “special	
  plants”	
  (state	
  or	
  federally-‐listed	
  species)	
  occur	
  on	
  the	
  property.	
  
The	
  only	
  animal	
  of	
  special	
  concern	
  that	
  may	
  occur	
  here	
  is	
  the	
  black	
  legless	
  lizard	
  
(Anniella	
  pulchra	
  nigra),	
  a	
  state-‐listed	
  Species	
  of	
  Concern.	
  I	
  did	
  a	
  cursory	
  search,	
  but	
  
was	
  unable	
  to	
  uncover	
  any	
  lizards,	
  because	
  of	
  the	
  difficulty	
  of	
  penetrating	
  the	
  dense	
  
thatch	
  of	
  ice	
  plant	
  and	
  thicket	
  of	
  shrubs.	
  I	
  have	
  found	
  black	
  legless	
  lizards	
  under	
  ice	
  
plant	
  before.	
  I	
  have	
  been	
  unable	
  to	
  ascertain	
  from	
  various	
  reports	
  and	
  
communications	
  with	
  other	
  biologists	
  if	
  they	
  have	
  ever	
  been	
  found	
  under	
  acacia.	
  
Because	
  of	
  the	
  sandy	
  dune	
  soil	
  of	
  the	
  property,	
  there	
  is	
  a	
  moderate	
  probability	
  that	
  
they	
  do	
  occur.	
  	
  
	
  
A	
  landscape	
  plan	
  has	
  been	
  prepared	
  by	
  Joni	
  L.	
  Janecki	
  &	
  Associates	
  for	
  the	
  
western	
  half	
  of	
  the	
  property,	
  which	
  calls	
  for	
  replacing	
  the	
  existing	
  exotic	
  landscape	
  
with	
  one	
  using	
  mostly	
  native	
  dune	
  plants	
  that	
  are	
  indigenous	
  to	
  the	
  nearby	
  North	
  
Dunes,	
  north	
  of	
  Ocean	
  Avenue.	
  The	
  plan	
  will	
  essentially	
  transform	
  this	
  severely	
  
degraded	
  part	
  of	
  the	
  property,	
  restoring	
  its	
  natural	
  character	
  and	
  appearance.	
  
	
  
I	
  would	
  recommend	
  that	
  the	
  following	
  three	
  mitigation	
  measures	
  be	
  adopted	
  
as	
  conditions	
  of	
  project	
  approval,	
  so	
  as	
  to	
  ensure	
  all	
  potential	
  impacts	
  are	
  avoided:	
  
	
  
1. The	
  exotic	
  vegetation	
  on	
  the	
  western	
  half	
  of	
  the	
  property	
  should	
  be	
  removed	
  
by	
  hand,	
  not	
  with	
  heavy	
  equipment.	
  At	
  the	
  time	
  of	
  removal	
  of	
  the	
  ice	
  plant	
  
and	
  acacia,	
  a	
  qualified	
  biologist	
  should	
  be	
  present	
  to	
  search	
  for	
  black	
  legless	
  
lizards	
  and	
  remove	
  any	
  that	
  are	
  found.	
  They	
  should	
  be	
  released	
  in	
  the	
  North	
  
Dunes	
  where	
  recent	
  dune	
  restoration	
  activities	
  have	
  created	
  new,	
  suitable	
  
habitat	
  for	
  them.	
  
	
  
2. Native	
  dune	
  plants	
  used	
  for	
  landscaping	
  on	
  the	
  property	
  should	
  be	
  derived	
  
from	
  locally	
  collected	
  seeds	
  or	
  cuttings,	
  so	
  as	
  to	
  avoid	
  the	
  possibility	
  of	
  
contaminating	
  the	
  local	
  gene	
  pool	
  of	
  the	
  flora	
  in	
  the	
  North	
  Dunes.	
  Several	
  
local	
  individuals	
  and	
  nurseries	
  are	
  capable	
  of	
  contract	
  growing	
  any	
  plants	
  
that	
  are	
  needed	
  for	
  the	
  project.	
  
	
  
2
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3. Consider	
  adding	
  mock	
  heather	
  (Ericameria	
  eriocoides)	
  to	
  the	
  proposed	
  plant	
  
palette	
  and	
  design	
  for	
  the	
  new	
  landscape.	
  This	
  is	
  a	
  low,	
  long-‐lived	
  shrub	
  that	
  
is	
  a	
  common	
  plant	
  in	
  the	
  North	
  Dunes	
  that	
  grows	
  in	
  association	
  with	
  some	
  of	
  
the	
  other	
  plants	
  listed	
  in	
  the	
  landscape	
  plan.	
  It	
  also	
  provides	
  prime	
  habitat	
  
for	
  nesting	
  birds	
  and	
  black	
  legless	
  lizards.	
  
	
  
In	
  conclusion,	
  after	
  surveying	
  the	
  property	
  and	
  reviewing	
  the	
  project	
  plans,	
  
both	
  for	
  the	
  proposed	
  residence	
  and	
  the	
  landscape,	
  I	
  believe	
  the	
  project	
  will	
  have	
  no	
  
adverse	
  impacts	
  on	
  the	
  environment.	
  To	
  the	
  contrary,	
  given	
  the	
  reduction	
  in	
  
coverage	
  by	
  the	
  proposed	
  house	
  and	
  non-‐permeable	
  surfaces,	
  the	
  greater	
  setback	
  
from	
  the	
  beach,	
  and	
  the	
  replacement	
  of	
  the	
  exotic	
  landscape	
  with	
  a	
  native	
  dune	
  
landscape,	
  the	
  cumulative	
  impact	
  of	
  the	
  project	
  will	
  be	
  very	
  positive	
  and	
  represent	
  a	
  
significant	
  improvement	
  over	
  the	
  current	
  condition	
  of	
  the	
  property.	
  	
  
	
  
	
  
Sincerely,	
  
	
  
Tom Moss	
  
	
  
	
  
3/9/2017
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CITY OF CARMEL-BY-THE-SEA
Planning Commission Report
May 10, 2017
To:

Chair Goodhue and Planning Commissioners

From:

Marc Wiener, AICP, Community Planning and Building Director

Subject:

Review of the FY 2017/18 Capital Improvement Plan (CIP) for consistency
with the General Plan.

Recommendation:
Adopt Resolution 17-03 determining that the City’s FY 2017/18 Capital Improvement Plan is
consistent with the General Plan.
Background and Project Description:
The purpose of the Capital Improvement Plan (CIP) is to provide the City Council and the public
with a comprehensive document that lists new construction and or major maintenance to City
infrastructure. These projects include such things as buildings, roads, equipment acquisitions,
and facility enhancements. The CIP (included as Attachment B to this staff report) is a
budgeting and strategic planning tool intended to address the City’s capital needs.
The CIP identifies each project’s scope, justification, and budget considerations. Projects
recommended for funding for Fiscal Year (FY) 17/18 are identified in the CIP. The list includes
carryover projects from FY 16/17, several new projects, and equipment replacement.
Attachment C includes a matrix identifying the permitting requirements for each project.
California Government Code 65401 and Carmel Municipal Code (CMC) Section 17.52.060
require that the CIP be reviewed by the Planning Commission for a determination of
consistency with the General Plan. Staff notes that State law does not require that a CIP be
consistent with the General Plan, only that a review of consistency has been performed. The
purpose of this hearing is to consider whether the CIP is consistent with the General Plan.
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Review Process: The Commission’s role is to determine if the proposed CIP is consistent with
the General Plan, not to recommend specific projects to the City Council or to discuss the
financial aspects of the plan. For example, the General Plan includes a policy that prohibits
commercial activity on the beach. If a project in the CIP included the construction of
commercial facilities on the beach, the Commission would indicate that the CIP was not
consistent with the General Plan.
Staff analysis:
Staff has included an analysis on the FY 2017/18 CIP’s consistency with the General Plan. The
analysis includes four general categories below and includes a recommendation as to the
consistency of these projects with the General Plan.
The four categories are:
1. Facilities and Buildings
2. Physical Infrastructure/Hardscape
3. Natural Resources
4. IT/Systems, Equipment, Vehicles
Facilities and Buildings: The following projects are identified under the category of facilities,
for maintenance and/or upgrades:
•
•
•
•
•

ADA Facilities Survey and Transition Plan
Main Library/Park Branch Library HVAC System
Sunset Center Repairs and Enhancements (e.g. awnings, railing, etc.)
Police Department Renovations
Parking Branch Library Repairs and Enhancements

Analysis: The General Plan Public Facilities and Services Element encourages the City to provide
adequate levels of public services and facilities to serve the needs of the community (06-2),
including facilities that provide parking and City services; and encourages the maintenance of
primary social and cultural facilities, including the Sunset Center and Forest Theater, to
exemplify the highest standards for the community and to provide public services to ensure
each resident a safe, healthful, and attractive living environment (G6-1). Other policies support
the maintenance and enhancement of services provided by the Harrison Memorial Library to
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the residents of Carmel-by-the Sea and surrounding areas (P6-7). The proposed maintenance
projects are consistent with these goals and policies.
Physical Infrastructure/Hardscape: This is a broad category that includes the patching and
overlay of various streets, sidewalk repairs, drainage improvements, the Larson Field/Rio Park
bikeway project, and several projects associated with Carmel Beach such as stair maintenance
and signage.
•
•
•
•
•
•
•
•
•

Streets and Road Projects
Sidewalk Repair
Lincoln Street and 3rd Ave Cul-de-Sac
Drainage Repair Improvements
Bikeway Projects (Larson Field/Rio Park Trail)
Ocean Avenue Median
Shoreline Landscape Barriers
Waterfront Signs
Beach Stair Maintenance

Analysis: The Circulation Element of the General Plan encourages providing and maintaining a
transportation system that promotes the orderly and safe transportation of people and goods
while preserving the residential character and village atmosphere of Carmel (G2-1);
maintaining the current street configurations (P2-1); and implementing road maintenance and
reconstruction practices that will preserve the hand-made appearance of City streets (P2-4).
The proposed street projects are consistent with these goals and policies. In addition to street
and sidewalk improvements, the Circulation Element encourages the City to evaluate
alternative modes of transportation (P2-29) and to work with appropriate agencies to seek
funding for pedestrian and bicycle projects (P2-30). The proposed bikeway project at Larson
Field/Rio Park meets these policy goals.
The Open Space and Conservation Element encourages the unique natural beauty and
irreplaceable natural resources of Carmel to be protected, conserved, and enhanced (G7-1).
Providing safe access for the City’s parkland is supported by the City’s Coastal Resource
Management Element (G5-3 and O5-8). The proposed beach stair maintenance and landscape
restoration projects are consistent with these goals. The Coastal Resource Management
Element encourages mitigating degradation to the beach and the ocean caused by public use
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and natural forces; and encourages the establishment and implementation of a comprehensive
shoreline management program (G5-2).
Natural Resources: The following projects are identified for the restoration and management
of parks and natural areas:
•
•
•

North Dunes Habitat Restoration
Mission Trail Nature Preserve (MTNP) Restoration
Scenic Road Pathway and Landscape Renovation

Analysis: The General Plan (P5-28, P5-30) encourages the removal of invasive species and
restoration of the North Dunes. As referenced in the General Plan, the removal of invasive
species within the MTNP is supported in the MTNP Master Plan. The Planning Commission
issued Coastal Development Permits for both projects in 2016 and work commenced shortly
thereafter. The FY 17/18 includes funding to continue restoration work in both areas.
In 2017, the Planning Commission issued a Coastal Development Permit for the Scenic Road
Pathway/Landscaping project. This project is consistent with the Open Space and Conservation
Element, which encourages the unique natural beauty and irreplaceable natural resources of
Carmel to be protected, conserved, and enhanced (G7-1).
IT/Systems, Equipment, Vehicles: The following projects are identified to augment City
services:
•
•
•
•
•
•
•
•
•
•

Agenda Records Management System
City Website
Desktop Computer Replacement
Vehicle Replacement (Fire, Police)
Encryption
Fire System Ventilation
Geographic Information System
Library Generator
Security Pole Cameras
Wireless Access Indoors

Analysis: The General Plan includes an objective to support adequate levels of public services
and facilities to serve the needs of the community, including police and fire protection, refuse
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and sanitary disposal services, building safety and public utility services (O6-2). The list of
projects are consistent with this objective.
ATTACHMENTS:
•
•
•

Attachment A – Planning Commission Resolution 17-03
Attachment B – Capital Improvement Plan FY 2017/18
Attachment C – Permitting Requirement Matrix
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Attachment A - Resolution
CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
RESOLUTION NO. 2017-03
CONSIDERATION OF A RESOLUTION TO DETERMINE THAT THE PROPOSED
CAPITAL IMPROVEMENT PLAN IS CONSISTENT WITH THE CITY’S GENERAL PLAN

WHEREAS, The City of Carmel-by-the-Sea is a unique coastal community that prides
itself on its community character; and
WHEREAS, the City has adopted a General Plan and Municipal Code that strive to
protect the village character through clear policies and regulations; and
WHEREAS, pursuant to Government Code Sections 65401 and 65402, the Capital
Improvement Plan (CIP) for Fiscal Year 2017/18 was reviewed by the Planning Commission;
and
WHEREAS, the Planning Commission has determined that the proposed CIP is
consistent with the General Plan; and
WHEREAS, the determination of consistency does not approve, deny, or modify any of
the projects outlined in the CIP; and
WHEREAS, the act of determining General Plan consistency will have no impact on the
environment and is not considered a project requiring compliance with the California
Environmental Quality Act (Section 21065 of the California Public Resources Code).
NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING COMMISSION OF
THE CITY OF CARMEL-BY-THE-SEA does hereby:
Determine that the 2017/18 Capital Improvement Plan is consistent with the City’s
General Plan.
PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF
CARMEL-BY-THE-SEA this 10th day of May 2017, by the following roll call vote:
AYES:
NOES:
ABSENT:
ATTEST:

SIGNED:

___________________________
Cortina Whitmore, Secretary

________________________
Don Goodhue, Chair

291

Attachment B - FY 17/18 CIP

City of Carmel-by-the-Sea
POST OFFICE BOX C C
CARMEL-BY-THE-SEA, CA 93921
(831) 620-2000

April 28, 2017
Honorable Mayor Dallas
Members of the City Council
We are pleased to present the City's Fiscal Year 2017-2018 draft Capital Improvement Plan (CIP) to the City
Council to facilitate review and prioritization of capital projects. In accordance with City policies and the
objectives adopted in the City's General Plan, the CIP provides for a planned, systematic approach to utilizing
the City's financial resources in the most responsive and efficient manner to provide for public benefit.
With the adoption of the Fiscal Year 2016-2017 Capital Improvement Plan, Council affirmed its support of the
'rebuilding of the foundation' of the organization, enterprise-wide, to address: 1) deferred infrastructure and
natural asset maintenance and improvement, 2) deferred structural facilities maintenance and improvement,
and 3) deferred investment in overdue technological systems. These, combined with the Council's direction to
reinvest in our intellectual capital by filling vacant positions, formed the core mission of the fiscal year. This
theme continues into the upcoming fiscal year and, as explained in greater detail within this document, the
projects recommended for funding focus on the natural and build environment, information technology and
systems, and vehicles and equipment necessary to ensure the continuity of daily operations and services.
Summary of Fiscal Year 2016-2017 Accomplishments

At the outset of the fiscal year we were challenged to begin implementing the Council's capital improvement
plan, and we turned to the private sector for assistance. The result was that, although projects were completed
under budget, the cost of outside project management was concerning. To mitigate this issue, I am
proceeding with filling the vacant and funded Public Works Director and project manager positions in the very
near future.
This fiscal year the City was successful in completing a wide variety of projects that resulted in aesthetic and
safety improvements as well as enhanced the quality of the work environment and the Village community for
employees, residents and guests. In addition to the annual streets and sidewalk projects and work in our
natural areas, we completed several facility improvements including roof repairs at Vista Lobos, the painting of
the First Murphy House, and new interior paint and carpeting for the Park Branch library.
Augmenting the City's efforts to improve physical infrastructure, a great deal of attention was also given to the
natural environment. The City purchased and deployed beach fire devices, redesigned several landscaping
areas along the Scenic Pathway, tackled the removal of invasive species within the Mission Trail Nature
Preserve, continued habitat restoration efforts within the North Dunes, and redesigned the Mountain View
entrance to the Mission Trail Nature Preserve. In keeping with the theme of rebuilding the foundation, the
City's information technology network performance and security was enhanced by the completion of many
projects, including audio and visual upgrades to the Council Chambers, anticipated to be completed by the end
of the fiscal year.
By the close of the fiscal year (June 30, 2107), the City will complete the following capital projects:

Facilities/Buildings

•
•
•

First Murphy House Repainting
Park Branch Basement Restoration
Park Branch Library Painting - Interior
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•
•
•

Park Branch Library Carpeting
Sunset Center (exterior) Door Replacement
Vista Lobos Roof

Physical lnfrastructure!Hardscape
• Sidewalk Repairs (annual/multi-year)
• Streets and Roads Repairs (annual/multi-year)
Natural Resources
• Beach Fire Devices
• Fores! and Beach Beautification Projects
• Mission Trail Nature Preserve Restoration (annual/multi-year)
• Mission Trail Nature Preserve Mountain View entrance
• North Dunes Habitat Restoration (annual/multi-year)
• Scenic Road Landscaping Priority Areas (annual/multi-year)
• Shoreline Assessment
By the end of the fiscal year, the City will have also completed the following technological projects working
toward our goal of having contemporary information technology/computer systems:
•
•
•
•
•
•
•

Server system replacement
Council Chamber audio/visual system replacement
Police Data Room and Main Library Disaster Recovery upgrade
Citywide Managed and Network Security upgrade
Citywide Network upgrade
Citywide Phone System replacement
Desktop Computer replacement (multi-year)

Two highlight projects are the body cameras for our police officers, and an updated server system that gives
the City a private 'cloud' platform is both expandable and redundant. Both of these projects provide protection;
the body cameras will provide proof of personable and professional service to the public, while the server
system makes us much more immune to data and work product loss.
Summary of Proposed Fiscal Year 2017-2018 Funded Projects

We are recommending that Council continue to support the rebuilding of the foundation of City assets and
infrastructure as we plan for fiscal year 2017- 2018. Continuing to focus on foundational aspects of the City
will help insure the public that we are using public funding resources with an eye for the future of the
community. These projects will assist in increasing efficiency, improving the effectiveness of service delivery,
enhancing safety, ensuring the quality of life for residents and visitors, ensure compliance with federal and
state requirements and protect natural resources in both the short term and long term horizon.
Proposed "Carry Over" Proiects
We are proposing that the Council renew their commitment to the following projects in fiscal year 2017-2018:
Facilities/Buildings
• ADA Facilities Study and Transition Plan
• Main Library HVAC System
• Park Branch Library HVAC System
• Police Department Renovations (evidence room, communication center, and roof leaks)
• Sunset Center Awning (design)
• Sunset Center Facilities Repair
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Physical lnfrastructure/Hardscape
• Bikeway Projects (Larson Field/Rio Park Trail - permitting only)
• Ocean Avenue Median
• Shoreline Landscape Barriers
• Sunset Center Railing Replacement
• Sunset Center Projects
• Waterfront Area Signs
IT/Systems
• Agenda and Records Management System
• City Website
Proposed Annual/Multi-Year Projects
Certain annual projects require phased and/or on-going funding. Annual projects that we propose for an
additional year of funding include:
Natural Resources
• North Dunes Habitat Restoration
• Mission Trail Nature Preserve Restoration
• Scenic Road Pathway and Landscape Renovation
Physical lnfrastructure!Hardscape
• Beach Stair Maintenance
• Drainage Repair and Improvement Projects [new]
• Sidewalk Repairs
• Streets and Roads Repairs
IT/Systems, Equipment and Vehicles
• Desktop Computer Replacement
• Vehicle Replacement (police patrol, license plate recognition)
Proposed New Projects
We are also propose the following [new] projects for fiscal year 2017-2018:
Physical lnfrastructure/Hardscape
• Lincoln Street and 3rd Avenue Cul-de-Sac
• Storm Drain Project - Guadalupe and Fifth
IT/Systems, Equipment and Vehicles
• Encryption
• Fire Station Ventilation
• Geographic Information System
• Harrison Memorial Library Generator
• Security Pole Cameras
• Wireless Access Indoors
• Wireless Internet Access in portions of Downtown
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Proiects Not Scoped or Budgeted
While the GIP includes funding for some repairs to the Sunset Center building and grounds, it does not include
the funding recently requested by the Sunset Cultural Center for the construction of the awning nor for the
equipment (stage rigging, lights, theater instruments) that would potentially reduce the Sunset Cultural Center
cost of operations and/or enhance performances. Baring direction from the Council, these items will not be
funded in fiscal year 2017-2018.
Conclusion
The proposed funding focus contained' within the GIP is consistent with last fiscal year and we are again
concentrating efforts toward investments in systems, equipment, and facilities as these elements lay the
groundwork for promoting efficiencies within City government and improve service delivery to the public. The
Fiscal Year 2017-2018 GIP totals $3.3 million in projects intended to rehabilitate and renovate City facilities,
repave and replace various street and sidewalk segments, enhance public safety, and protect and preserve the
City's natural environment.
As part of the proposed GIP, we developed replacement schedules for assets such as desktop computers,
generators, equipment and vehicles - some of which have been identified for purchase for the upcoming fiscal
year as well as future years. As the City continues to rebuild its foundation, we anticipate opportunities to
move toward other contemporary technological advancements that benefit the community. As such, the GIP
proposes funding for a geographic information system (GIS) and wireless Internet access for the public in an
area downtown.
With Measure D, the City's local sales and used tax, funding the majority of capital projects, the proposed GIP
continues to pay special attention to insure that community assets such as Carmel Beach and Scenic Road
Pathway, the North Dunes, and the Mission Trail Nature Preserve are well maintained. We are also proposing
funding other Village improvements that positively impact the quality of life for residents, such as the Lincoln
and 3rd Avenue cul de sac, the Guadalupe and 5th Avenue storm drain, and various street and sidewalk repairs.
Thank you for the opportunity to draft this GIP for your consideration, Council, and for the opportunity to serve.
We look forward to your direction.

Chip Rerig
City Administrator
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Capital Improvement Plan
FY 17 thru FY 21

PROJECTS BY DEPARTMENT

Administrative Services
Agenda and Records Management System - (carryover)
Harrison Memorial Library Generator

ADM-1718-01

n/a
1

70,000
30,000

70,000

ASD-1718-01

Wireless Access Indoors

ASD-1718-02

n/a

30,000

30,000

Website Update - (carryover)

ASD-1718-04
ASD-1718-05

n/a

44,000
32,000
17,000

44,000
32,000

ASD-1718-06

n/a
n/a

ASD-1718-07

n/a

30,000

30,000

253,000

253,000

Wireless Internet Access - Downtown
Geographical Information System (GIS)
Annual Desktop Computer Replacement (Multi-Year)

Administrative Services Total

30,000

17,000

Community Planning & Bldg
Ocean Avenue Median Lighting (carryover)
Bikeway Project (Larsen Field/Rio Park-permitting)

CPB-1718-05

n/a
n/a

30,000
15,000

30,000

CPB-1718-08

Waterfront Area Signs (carryover)

CPB-1718-09

n/a

24,000

24,000

69,000

69,000

76,000
45,000

76,000

121,000

121,000

8,500

8,500

8,500

8,500

Community Planning & Bldg Total

15,000

Library & Community Activities
Park Branch Library HVAC System (carryover)
Main Library Heating System (carryover)

LIB-1718-04
LIB-1718-05

n/a
n/a

Library & Community Activities Total

45,000

Safety: Fire
Fire Station Ventilation

FIRE-1718-05

n/a

Safety: Fire Total

Safety: Police
Police Vehicle (Multi-Year)

POL-1718-01

n/a

59,000

59,000

Encryption

POL-1718-02

n/a

63,000

63,000

Security Pole Cameras

POL-1718-05
POL-1718-06

n/a

80,000

n/a
n/a

56,000
250,000

80,000
56,000
250,000

508,000

508,000

License Plate Recognition (LPR)
Police Department Renovations (carryover)

POL-1718-07

Safety: Police Total

Services: Public Works
Street and Road Projects (Multi-year)

PW-1718-01

n/a

931,025

931,025

Sidewalk Repairs (Multi-year)
Drainage Repair/Improvement Project (Multi-year)

PW-1718-02

125,000
576,000

125,000

PW-17-18-06

n/a
n/a

576,000

Lincoln & 3rd Cul-de-Sac Safety Project

PW-17-18-07

n/a

64,400

64,400

1,696,425

1,696,425

Services: Public Works Total

Services: Facilities
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Sunset Center Railing Replacement (carryover)
Sunset Center Projects (carryover)
ADA Transition Plan (carryover)
Sunset Center Awning (carryover-design only)

n/a

35,000

FAC-1718-05

n/a
n/a

50,250
100,000

100,000

FAC-1718-06

n/a

25,000

25,000

210,250

210,250

n/a
n/a

150,000
60,000

150,000

n/a

140,000

n/a
n/a

50,000
55,000

140,000
50,000

FAC-1718-03
FAC-1718-04

Services: Facilities Total

35,000
50,250

Srvs: Forest, Parks, & Beach
Scenic Pathway Landscape Renovation (Multi-year)
North Dunes Habitat Restoration (Multi-year)
Beach Stair Maintenance (Multi-year)
MTNP Improvements (Multi-year)
Shoreline Landscape Barriers (carryover)

FPB-1718-01
FPB-1718-02
FPB-1718-04
FPB-1718-05
FPB-1718-06

60,000

55,000

Srvs: Forest, Parks, & Beach Total

455,000

455,000

GRAND TOTAL

3,321,175

3,321,175
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PROJECTS BY FUNDING SOURCE

Fair Share RSTIP
Street and Road Projects (Multi-year)

PW-1718-01

n/a

Fair Share RSTIP Total

42,875

42,875

42,875

42,875

112,150

112,150

112,150

112,150

70,000
44,000

44,000

HUTA/Gas Tax
Street and Road Projects (Multi-year)

PW-1718-01

n/a

HUTA/Gas Tax Total

Measure D
Agenda and Records Management System - (carryover)
Website Update - (carryover)
Wireless Internet Access - Downtown

ADM-1718-01
ASD-1718-04

n/a
n/a

70,000

n/a

32,000

CPB-1718-05

n/a
n/a

17,000
30,000

30,000

CPB-1718-08

n/a

15,000

15,000
24,000
35,000

ASD-1718-05
ASD-1718-06

Geographical Information System (GIS)
Ocean Avenue Median Lighting (carryover)
Bikeway Project (Larsen Field/Rio Park-permitting)
Waterfront Area Signs (carryover)

CPB-1718-09
FAC-1718-03

32,000
17,000

n/a

24,000

n/a
n/a

35,000
50,250

n/a

100,000

FPB-1718-01

n/a
n/a

25,000
135,000

North Dunes Habitat Restoration (Multi-year)

FPB-1718-02

n/a

45,000

45,000

Beach Stair Maintenance (Multi-year)

FPB-1718-04
FPB-1718-05

n/a

140,000

n/a
n/a

50,000
55,000

140,000
50,000

n/a

76,000
45,000
250,000

250,000

Sunset Center Railing Replacement (carryover)
Sunset Center Projects (carryover)
ADA Transition Plan (carryover)
Sunset Center Awning (carryover-design only)
Scenic Pathway Landscape Renovation (Multi-year)

MTNP Improvements (Multi-year)
Shoreline Landscape Barriers (carryover)
Park Branch Library HVAC System (carryover)

FAC-1718-04
FAC-1718-05
FAC-1718-06

FPB-1718-06
LIB-1718-04
LIB-1718-05

50,250
100,000
25,000
135,000

55,000
76,000
45,000

Main Library Heating System (carryover)
Police Department Renovations (carryover)

POL-1718-07

n/a
n/a

Street and Road Projects (Multi-year)

PW-1718-01

n/a

632,000

632,000

Sidewalk Repairs (Multi-year)

PW-1718-02
PW-17-18-06

n/a

125,000

n/a
n/a

576,000
64,400

125,000
576,000

Drainage Repair/Improvement Project (Multi-year)
Lincoln & 3rd Cul-de-Sac Safety Project

PW-17-18-07

Measure D Total

64,400

2,635,650

2,635,650

144,000

144,000

144,000

144,000

Measure X
Street and Road Projects (Multi-year)

Measure X Total

PW-1718-01

n/a

Trust
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Scenic Pathway Landscape Renovation (Multi-year)
North Dunes Habitat Restoration (Multi-year)

FPB-1718-01
FPB-1718-02

n/a

15,000

n/a

15,000

15,000
15,000

30,000

30,000

Trust Total

Vehicle/Equipment Replacement Fund
Harrison Memorial Library Generator

ASD-1718-01

1

30,000

30,000

Wireless Access Indoors

ASD-1718-02
ASD-1718-07

n/a

30,000

n/a
n/a

30,000
8,500

30,000
30,000

n/a

59,000

Annual Desktop Computer Replacement (Multi-Year)
Fire Station Ventilation
Police Vehicle (Multi-Year)

FIRE-1718-05
POL-1718-01
POL-1718-02

8,500
59,000
63,000

Encryption
Security Pole Cameras

POL-1718-05

n/a
n/a

63,000
80,000

80,000

License Plate Recognition (LPR)

POL-1718-06

n/a

56,000

56,000

Vehicle/Equipment Replacement Fund
Total

356,500

356,500

GRAND TOTAL

3,321,175

3,321,175
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FY 17 thru FY 21

Capital Improvement Plan
City of Carmel-by-the-Sea, CA
Project Name

Type

Equipment

Useful Life

Agenda and Records Management System - (carryover)

Category

Account #: 40-67915
Policy Plan:

Administrative Services

Contact City Clerk

ADM-1718-01

Project #

Department

Software: Purchase

Priority

IT Strategic Plan
Total Project Cost:

Description

$70,000

This project will carry CIP funds over from FY 16-17 to complete the implementation of an agenda and records management system including
installation, configuration and training.

Justification
Currently, there is neither an agenda management system nor a records management system in place. Having both of these systems will
significantly improve workflow for staff and greatly improve citizen access to public documents. The agenda management system will streamline
the process for the Clerk and support staff for Boards and Commissions, as well as improve public access. The records management system will
ensure that records are indexed, being retained for the appropriate length of time, and accessible for the staff and the public.

Expenditures

FY 17

Computer Software/Hardware

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
70,000

70,000

70,000

FY 17

Measure D

FY 18

70,000

FY 18

FY 19

FY 20

FY 21

Total

70,000

70,000

70,000

70,000

Budget Impact/Other
The budget includes the cost for installation, configuration, training, and the first year of the yearly maintenance fee.
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Project Name

Administrative Services

Contact
Type

ASD-1718-01

Project #

Department

Useful Life

Harrison Memorial Library Generator

Category

Equipment
20 years
Equipment: Computers

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$30,000

This project involves the purchase of a generator to allow the Harrison Memorial Library to remain operational and serve as a gathering place
during a power outage or citywide emergency event. The cost is based on a gas powered built in generator that will power the entire building. It
will also support the backup data center site that will be used in the event of a major emergency or disaster at the police data center.

Justification
This equipment will allow the library to remain operational and to serve as a potential gathering place during a power outage or citywide
emergency event.
In the event of a major disruption to the police data center, operations will continue at the Library data center. In that case, a prolonged power
outage at the Library will bring all systems to a halt. This generator will prevent that scenario and give IT additional capability for performing
hardware maintenance and disaster preparedness testing.

Expenditures

FY 17

Equip/Vehicles/Furnishings

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
30,000

30,000

30,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

30,000

FY 18

FY 19

FY 20

FY 21

Total

30,000

30,000

30,000

30,000

Budget Impact/Other
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Project Name

Administrative Services

Contact IT Manager
Type

ASD-1718-02

Project #

Department

Useful Life

Wireless Access Indoors

Category

Equipment
5 years
Equipment: Computers

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$30,000

Replace old poorly performing wireless access points throughout City facilities with modern enterprise grade solution. This project will replace
the wireless access points at City Hall, the Police Department, and the two library locations and add new access points to the Public Works
building.

Justification
Wireless access is currently provided in several public spaces in city buildings and is desired in additional public spaces as well as various staff
work areas. The wireless access currently provided either performs poorly or is frequently not available.

Expenditures

FY 17

Computer Software/Hardware

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
30,000

30,000

30,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

30,000

FY 18

FY 19

FY 20

FY 21

Total

30,000

30,000

30,000

30,000

Budget Impact/Other
Annual equipment support costs are expected to be approximately 10% of the equipment costs and will be budgeted for in the Information
Technology Budget.
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Project Name

Type
Useful Life

Website Update - (carryover)

Category

Account #: 40-67914
Policy Plan:

Administrative Services

Contact City Clerk

ASD-1718-04

Project #

Department

Equipment
5 years
Software: Purchase

Priority

IT Strategic Plan
Total Project Cost:

Description

$44,000

The City's existing website is outdated and cumbersome to update with new content. This project involves the design and creation of a new website
that has enhanced content management features that will facilitate a more efficient way to update content, make navigation and the search feature
easier for website users and allow for the use of social media and networking.

Justification
A new website will allow for more timely updates to content that can be performed by City staff, allow for a more user friendly layout to find and
search for documents and other information and enable the website to utilize social media and networking for emergency communication and other
public information needs. In March 2017 the City issued a RFP for Website Design and Hosting Services. Proposals are currently under review.

Expenditures

FY 17

Computer Software/Hardware

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
44,000

44,000

44,000

FY 17

Measure D

FY 18

44,000

FY 18

FY 19

FY 20

FY 21

Total

44,000

44,000

44,000

44,000

Budget Impact/Other
The current costs for a vendor to update the content of the existing website will be minimized with a new website as this functionality will be
brought in-house and be performed by City staff. Staff are examining a website that can also be used with the agenda and records management
system and financial system to maximize efficiencies.
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Project Name

Administrative Services

Contact IT Manager
Type

ASD-1718-05

Project #

Department

Useful Life

Wireless Internet Access - Downtown

Category

Equipment
8 years
Equipment: Miscellaneous

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$32,000

This project involves the design and building of a wireless capability to serve the core downtown business district with City provided wifi service.

Justification
Access to global information networks is largely taken for granted in much of the world. Currently visitors to Carmel-by-the-Sea have two options
to access the internet. They can pay their carrier for cellular data, which can be very expensive, especially for international visitors. Or, people can
try to get access through a spotty mix of commercially provided "hot spots" scattered throughout the City. This project will provide a basic wifi
umbrella to the downtown district so that citizens and guests can count on reliable, free internet access, so that they can, for example, book a hotel
room or get a reservation at a popular restaurant. The wifi splash page will provide the City a way to advertise certain information to visitors that
could be easily updated.

Expenditures

FY 17

Computer Software/Hardware
Installation

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
30,000

2,000

2,000

32,000

32,000

FY 17

Measure D

FY 18

30,000

FY 18

FY 19

FY 20

FY 21

Total

32,000

32,000

32,000

32,000

Budget Impact/Other
Annual equipment support costs are estimated at 10% of the equipment costs. Existing City staff will become responsible for answering questions
and troubleshooting any network reliability issues with the City wifi.
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Project Name

Administrative Services

Contact IT Manager
Type

ASD-1718-06

Project #

Department

Useful Life

Geographical Information System (GIS)

Category

Software or Subscription
5 years
Software: Purchase

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$17,000

Geographical Information Systems (GIS) are powerful spacial databases that allow any type of information to be stored with corresponding
location information in three dimensional space. The City's current GIS capabilities are rudimentary and all work is performed by outside
contractors and all data lives on other entities systems. This project aims to develop a core GIS capability and start a process of consolidating City
GIS data into a single data source.

Justification
The City has a duty to steward important data for the benefit of the community and its citizens. Information such as sewer locations, water
distribution equipment locations, power and and other utilities all have an impact when planning for community, commercial or private projects.
Currently, this information is either owned by other parties or is unknown and only available subject to formal underground service alert
processes. Having the ability to develop and map data so that staff or citizens can request relevant GIS data and receive timely information will
greatly enhance the long term planning capabilites of the City and its citizens. Data on service delivery can also be depicted geographically and
mapped to aid in analysis.

Expenditures

FY 17

Computer Software/Hardware
Installation

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
12,000

5,000

5,000

17,000

17,000

FY 17

Measure D

FY 18

12,000

FY 18

FY 19

FY 20

FY 21

Total

17,000

17,000

17,000

17,000

Budget Impact/Other
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Project Name

Type

Equipment

Useful Life

Annual Desktop Computer Replacement (Multi-Year)

Category

Account #: 4-67913
Policy Plan:

Administrative Services

Contact IT Manager

ASD-1718-07

Project #

Department

Equipment: Computers

Priority

IT Strategic Plan
Total Project Cost:

Description

$30,000

This project involves a multi-phase replacement of old computers, estimated to cost $30,000 annually over the next three years.

Justification
Computers have a useful life of between four and five years to keep up with changes in the IT industry with regard to operating systems, computer
security, and network speeds. This funding will allow for the replacement of all City computers over a period of five to six years.

Expenditures

FY 17

Computer Software/Hardware

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
30,000

30,000

30,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

30,000

FY 18

FY 19

FY 20

FY 21

Total

30,000

30,000

30,000

30,000

Budget Impact/Other
New computers may assist in minimizing service calls and troubleshooting issues related to aging and incompatible equipment as well as allow for
the City to operate on a consistent and standard version of an operating system.
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Project Name

Community Planning & Bldg

Contact Comm. Planning & Bldg Dir
Type

CPB-1718-05

Project #

Department

Useful Life

Ocean Avenue Median Lighting (carryover)

Category

Account #: 13-76906

Improvement
10 years
Landscape Improvement

Priority

Policy Plan:
Total Project Cost:

Description

$30,000

This project involves the design, public approval, and installation of median lighting on Ocean Avenue.

Justification
Council policy, action, and discussions have sought to address the appropriate type and level of lighting on the Ocean Avenue median. This
project will enable a lighting design consultant to develop a lighting plan for consideration by the City.

Expenditures

FY 17

Planning/Design/Permitting

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
30,000

30,000

30,000

FY 17

Measure D

FY 18

30,000

FY 18

FY 19

FY 20

FY 21

Total

30,000

30,000

30,000

30,000

Budget Impact/Other
There will be electricity and maintenance costs, but it is undetermined at this point if the costs will be higher or lower than the current costs.
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Project Name

Type
Useful Life

Bikeway Project (Larsen Field/Rio Park-permitting)

Category

Account #: 13-89587
Policy Plan:

Community Planning & Bldg

Contact Comm. Planning & Bldg Dir

CPB-1718-08

Project #

Department

Improvement
20 years
Trails

Priority

Circulation Element
Total Project Cost:

Description

$15,000

This project involves the development of a plan for a new public multi-use trail through Larson Field and Rio Park. The 6.24 acre Rio Park
property was purchased by the City in 1990 and is outside the City limits on the southern edge of Carmel-by-the-Sea near the Carmel Mission.

Justification
The Circulation Element of the General Plan, Policy 02-6, directs the City to promote and participate in alternative transportation programs. The
proposed new bike path/trail connects Rio Road to Lausen Drive through the City's Rio Park and Larson Field. The new path will provide a safe
route for pedestrians, bicyclists, and school children traveling to and from Carmel River School.

Expenditures

FY 17

Planning/Design/Permitting

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
15,000

15,000

15,000

FY 17

Measure D

FY 18

15,000

FY 18

FY 19

FY 20

FY 21

Total

15,000

15,000

15,000

15,000

Budget Impact/Other
The City has spent approximately $114,000 on this project thus far. An additional $56,500 will be used for additional work on the easement
negotiations, lot line adjustments and procurment of planning permits. The estimated cost to prepare construction drawings and construct the
pathway is approximately $600,000. The City intends to apply for various grants to help fund the project. The pathway will incur ongoing
maintenance costs, which will depend on the materials used durign construction.
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Project Name

Type

Waterfront Area Signs (carryover)

Account #: 13-89654
Policy Plan:

Community Planning & Bldg

Contact Comm. Planning & Bldg Dir

CPB-1718-09

Project #

Department

Improvement

Useful Life

10 years

Category

Signage

Priority

Shoreline Management Plan
Total Project Cost:

Description

$24,000

This project involves the design, construction, and installation of a comprehensive new sign program for the waterfront area that is an attractive,
functional, durable, and legible method of presenting all of the beach rules and regulations. The goal is to improve the public's awareness and
compliance with the rules as well as providing proper notice for enforcement purposes. The new signage will need to be installed at each access
point to the beach - Fourth Ave. to Martin Way, including the Del Mar parking lot.
The first phase of the project is to work with a graphic designer and/or archiectural designer to produce a schematic design and construction
drawings. The budget of $24,000 assumes that an arhcitectural designer and graphic designer will spend 100 hours each at $120 an hour to develop
schematic designs and present such drawings to the Forest and Beach and Planning Commisisions respectively for approval.
The fabrication budget for Fiscal Year 2018 is estimated at $40,000 and is based on 20 directional signs at $800 each, 20 regulatory signs at $800
each and 15 trail marker signs at $400 each. The number, type and placement of signs needed will be based on the approved schematic design.

Justification
Current signage along the waterfront from 4th Ave. to Martin Way is a mix of sizes, materials and styles that try to convey the rules and
information for beach visitors. This mix of signs results in confusion for beach visitors and lacks a clear consistent message regarding the rules.
Many of the signs are not obvious and are placed in odd places that make them easy to miss. The General Plan directs the City to "Establish a
uniform signage program for the beach and bluffs to better inform beach users of regulations governing activities on the beach." (O4-5). The
Carmel Planning Commission and Coastal Commission staff have both commented on the need to consolidate the waterfront signage to provide for
more clarity and consistency in the messages being presented to the public as well as designing signage that is aesthetically pleasing, meets design
guidelines and minimizes obstructing the coastal viewshed.

Expenditures

FY 17

Planning/Design/Permitting

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total

24,000

24,000

24,000

24,000

FY 17

Measure D

FY 18

FY 18

FY 19

FY 20

FY 21

Total

24,000

24,000

24,000

24,000

Budget Impact/Other
Existing signs are replaced on an as needed basis depending on the condition of the sign.
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Project Name

Library & Community Activiti

Contact Public Works Director
Type

LIB-1718-04

Project #

Department

Unassigned

Useful Life

Park Branch Library HVAC System (carryover)

Category

Account #: 13-84906

Buildings

Priority

Policy Plan:
Total Project Cost:

Description

$76,000

This item is a carryover item from last fiscal year and is for the replacement of the Park Branch Library HVAC system.

Justification
The Park Branch Library HVAC system does not work and is at the end of its useful life. Heating and air conditioning work in one area of the
library only, the "middle zone" that comprises the Youth Services and Technical Services departments. The front and rear of the building are not
heated or cooled. Staff in these areas use space heaters during cold months, posing a potential fire hazard and increasing the City's electrical costs.

Expenditures

FY 17

FY 18

FY 19

FY 20

FY 21

Total

Planning/Design/Permitting

11,400

11,400

Installation

64,600

64,600

76,000

76,000

Total
Funding Sources

FY 17

Measure D

Total

FY 18

FY 19

FY 20

FY 21

Total

76,000

76,000

76,000

76,000

Budget Impact/Other
Funds in the amount of $12,000 were budgeted for in the previous fiscal year, which will be carried over and additional funds in the amount of
$64,000 are required to complete the project for a total project amount of $76,000. A more efficient system is likely to reduce the amount the City
spends on utilities and reduce operating costs of the library.

310

FY 17 thru FY 21

Capital Improvement Plan
City of Carmel-by-the-Sea, CA
Project Name

Library & Community Activiti

Contact Public Works Director
Type

LIB-1718-05

Project #

Department

Improvement

Useful Life

Main Library Heating System (carryover)

Category

Account #: 13-84905

Buildings

Priority

Policy Plan:
Total Project Cost:

Description

$45,000

This item is a carryover item from last fiscal year and is for the replacement of the Main Library heating system.

Justification
The main library furnace, which was installed in March 1998, is 18 years old and near the end of its expected life. It does not heat the building
adequately and some public areas receive almost no heat. The staff office area is not heated at all. Staff relies on space heaters in the office area and
at public service desks, which pose a potential safety hazard and add to cost of electric bills.

Expenditures

FY 17

Planning/Design/Permitting
Installation

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
6,750

38,250

38,250

45,000

45,000

FY 17

Measure D

FY 18

6,750

FY 18

FY 19

FY 20

FY 21

Total

45,000

45,000

45,000

45,000

Budget Impact/Other
Funds in the amound of $10,000 were budgeted for in the previous fiscal year, which will be carried over and additional funds in the amount of
$35,000 are required to complete the project for a total project amount of $45,000. A more efficient heater is likely to reduce the amount the City
spends on utilities and reduce operating costs of the library.
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Project Name

Safety: Fire

Contact Public Safety Director
Type

FIRE-1718-05

Project #

Department

Useful Life

Fire Station Ventilation

Category

Equipment
15 years
Equipment: Miscellaneous

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$8,500

The Carmel Fire Station's current ventilation system has reached its life expectancy. The current system has four hoses that attach directly to each
vehicle as it enters the bay. This prevents poisonous gas from filling the station, where employees work and sleep. The current system is failing and
no longer can provide the ventilation required. Alternate systems have been looked at, however, the ventilation system is the most economical
solution.

Justification
The current system is no longer in working condition and needs to be replaced.

Expenditures

FY 17

Equip/Vehicles/Furnishings

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
8,500

8,500

8,500

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

8,500

FY 18

FY 19

FY 20

FY 21

Total

8,500

8,500

8,500

8,500

Budget Impact/Other
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Project Name

Type

Police Vehicle (Multi-Year)

Equipment

Useful Life

5 years

Category

Vehicles

Priority

Account #:
Policy Plan:

Safety: Police

Contact Public Safety Director

POL-1718-01

Project #

Department

Vehicle Replacement
Total Project Cost:

Description

$59,000

This project involves the replacement of various vehicles within the Police Department over the next several year. For Fiscal Year 2017-2018, one
patrol vehicle, a Dodge Charger, will be replaced. The specifications are for a Dodge Charger Police Vehicle with automatic transmission and V-8
package; prisoner partition, double verticle gun locks, Rhino push bumper, prisoner seat, Whelan emergency light bar, lights and siren controller,
siren speaker/bracket assembly, headlight flasher, center console, strobe power supply and strobe tubes, L-3 video systems and mobile data
terminal (MDT).

Justification
Patrol vehicles after five years of service have generally reached the 80,000 mile mark and are in need of replacement. At this age and with the
accumulation of miles, a significantly greater chance of mechanical breakdown requiring costly repairs can be anticipated if vehicles are allowed to
go beyond their usefulness. Replacement of vehicles will continue the City's commitment to replace vehicles after five years of service in order to
avoid costly maintenance fees.

Expenditures

FY 17

Equip/Vehicles/Furnishings

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
59,000

59,000

59,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

59,000

FY 18

FY 19

FY 20

FY 21

Total

59,000

59,000

59,000

59,000

Budget Impact/Other
Cost for patrol vehicles include a 3-5% cost increase per year. The Police Department has been extending the 5-year life expectancy of the
vehicles in our fleet; however this vehicle has reached a high amount of miles and wear and tear which necessitates its replacement.
The replacement plan includes:
2016/17: Removed purchase of training vehicle, purchased a detective vehicle ($25,000)
2017/18: Moving purchase of two patrol vehicles to FY18/19 or beyond, to replace one patrol vehicle ($59,000)
2018/19: Purchase of two patrol vehicles deferred from FY17/18 ($130,000)
2019/20: Purchase Patrol Vehicle ($61,000), Parking Scooter ($41,000) Animal Control Vehicle ($25,000) Motorcycle ($28,000)
2020/21: Police Vehicle ($61,000), Parking Scooter ($41,000).
2021/22: Not anticipating any replacements

Budget Items

FY 17

Equipment

Total

FY 21

Total

FY 18

FY 19

FY 20

59,000

130,000

155,000

102,000

0

446,000

59,000

130,000

155,000

102,000

0

446,000
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Project Name

Safety: Police

Contact Public Safety Director
Type

POL-1718-02

Project #

Department

Useful Life

Encryption

Category

Equipment
10 years
Equipment: Miscellaneous

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$63,000

Encryption is the blocking of radio transmissions through a system that scrambles the signal so personally owned scanners cannot listen to police
traffic. Encryption has been adopted as a part of the County NGEN project. Carmel has been paying the County a debt service yearly amount,
which was based on a loan amount to replace the infrastructure needed to implement and support the change from analog radios to a digital
format. Each agency is responsible for their own costs associated with encryption. The encryption will be installed in 53 Department radios to
include patrol handhelds, vehicles, dispatch and EOC stations. Encryption has been unanimously approved by the Monterey County Police Chiefs
and will be required in order to communicate with other police agencies in the County.

Justification
Encryption of the radios is necessary to maintain communication with all of the other county police agencies. Without encryption capabilities, the
Carmel Police Department will not be able to hear or communicate with any other agencies.

Expenditures

FY 17

Equip/Vehicles/Furnishings

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
63,000

63,000

63,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

63,000

FY 18

FY 19

FY 20

FY 21

Total

63,000

63,000

63,000

63,000

Budget Impact/Other
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Project Name

Safety: Police

Contact Public Safety Director
Type

POL-1718-05

Project #

Department

Equipment

Useful Life

Security Pole Cameras

Category

Equipment: Miscellaneous

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$80,000

This project is for the purchase and installation of six camera systems with license plate recognition to be placed on the perimeter of the City.
These systems connect with existing power poles and each camera system contains two cameras to capture video in two directions. Each system
also contains a license plate reader which captures license plate information on vehicles entering and leaving the City. The license plate reader
information will only be used during an investigation following criminal activity and will not be connected to any state or governmental data base
nor be used or retained for any reason beyond the established retention limits. The installation of the camera system will provide valuable
information should criminal activity take place in the City and the suspect(s) use a motor vehicle to enter and/or leave the City.

Justification
With recent changes to California legislation regarding reduced penalties for drug related crimes there has been an increase of reported property
crimes throughout the state. Carmel is not immune to property crimes involving stolen vehicles, residential burglaries, and theft, as well as more
serious crimes involving robbery and battery. Pole cameras are being utilized increasingly by communities to provide a higher level of less
intrusive security. This type of system will give the Police Department an added tool to provide a higher level of security, as well as the ability to
solve more crime in our community. There will be an open public process for the implementation of this project.

Expenditures

FY 17

Equip/Vehicles/Furnishings

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
80,000

80,000

80,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

80,000

FY 18

FY 19

FY 20

FY 21

Total

80,000

80,000

80,000

80,000

Budget Impact/Other
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Project Name

Type
Useful Life

License Plate Recognition (LPR)

Category

Equipment
10 years
Equipment: Computers

Priority

Account #:
Policy Plan:

Safety: Police

Contact Public Safety Director

POL-1718-06

Project #

Department

Vehicle Replacement
Total Project Cost:

Description

$56,000

The LPR system will be installed in the newest parking enforcement vehicle. At this time, the City is considering an alternative to the parking
scooters by purchasing a SMARTcar. Should the purchase of the SMART car be made, the LPR would be installed within the SMART car. The
LPR system includes cameras to capture the license plate numbers and tire position of parked vehicles. A touch screen monitor is in the cab and a
computer is mounted in the vehicle’s trunk. The information captured by the unit is downloaded via wireless technology to a server in the police
station.

Justification
License Plate Recognition is a critical component to the daily operations of the Carmel Police Department parking enforcement operation and is
used to enforce expired time limits for the issuance of parking citation.

Expenditures

FY 17

Equip/Vehicles/Furnishings

Total
Funding Sources

Total

FY 19

FY 20

FY 21

Total
56,000

56,000

56,000

FY 17

Vehicle/Equipment
Replacement Fund

FY 18

56,000

FY 18

FY 19

FY 20

FY 21

Total

56,000

56,000

56,000

56,000

Budget Impact/Other
The technology will assist the Department in issuing parking citations.
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Project Name

Safety: Police

Contact Public Safety Director
Type

POL-1718-07

Project #

Department

Police Department Renovations (carryover)

Account #: 13-74907

Improvement

Useful Life

25 years

Category

Buildings

Priority

Policy Plan:
Total Project Cost:

Description

$250,000

In FY16/17, a project was approved for $75,000 to design a renovation of the Police Department. This project is being requested as a carryover
into FY17/18 to solve a number of problems within the current facility. The southward expansion of the Police Department will allow the
department to build an evidence storage area that meets specific health and storage requirements that have been identified as deficient in two
previous audits. The renovation will also allow the City to relocate the Emergency Operations Center (EOC) to a centralized location on the first
floor of the station. This move would eliminate the basement dispatch center which is used exclusively for the EOC. Furthermore, the renovation
will allow the Department to upgrade the dispatch center with modern equipment to maximize efficiency and reduce injuries to employees. The
renovation will also encompass previous projects involving repairing of leakage to the patio and roof. With the addition of the roof and patio
replacement, this renovation is more substantial than originally requested therefore the costs are estimated to be higher.

Justification
The Carmel Police Department facility is 50 year old. Over the years a number of problems have arisen with the current building which are as
follows:
- The dispatch area is no longer able to function in a manner that is safe or efficient
- The property room is an office with a standard lock and inadequate ventilation and
space, which has been addressed in two audits performed in 2011 and 2016
specific to the property room.
- There are a number of leaks that have developed in the building, primarily in the front
patio and the roof.
This project will repair the roof and push the front of the building out over the area where leaks into the basement have been identified.
Additionally, the renovation will allow the City to move its Emergency Operations Center from the basement into an area adjacent to the dispatch
center.

Expenditures

FY 17

Planning/Design/Permitting
Construction/Maintenance

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
50,000

200,000

200,000

250,000

250,000

FY 17

Measure D

FY 18

50,000

FY 18

FY 19

FY 20

FY 21

Total

250,000

250,000

250,000

250,000

Budget Impact/Other
Relocating the EOC from the basement will make communication much more efficient and provide an eventual cost saving in the reduction of
radios, positions and personnel needed during an emergency.
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Project Name

Type
Useful Life

Street and Road Projects (Multi-year)

Category

Improvement
25 years
Street Paving

Priority

Account #:
Policy Plan:

Services: Public Works

Contact Public Works Director

PW-1718-01

Project #

Department

Pavement Management Plan
Total Project Cost:

Description

$931,025

This project involves the patching and overlay of various streets identified within the Nichols Pavement Management Study (2013) based on a
street's condition, as determined by its Pavement Condition Index (PCI). The study assumeed that $814,000 is needed annually for maintenance to
maintain an average PCI of 63.

Justification
The street improvement priorities represent data from the Nichols Pavement Study, analysis and observation from Neill Engineers and
recommendations from Public Works staff. Cost estimates range from $3.00 per square foot for a two-inch thick asphalt overlay to $22.00 per
square foot for a seven-inch thick concrete pavement repair section plus 20% for engineering and contingencies.

Expenditures

FY 17

FY 18

FY 19

FY 20

FY 21

Total

Construction/Maintenance

791,371

791,371

Engineering/Design

139,654

139,654

931,025

931,025

Total
Funding Sources

FY 17

Fair Share RSTIP
HUTA/Gas Tax
Measure D
Measure X

Total

FY 18

FY 19

FY 20

FY 21

Total

42,875

42,875

112,150

112,150

632,000
144,000

632,000
144,000

931,025

931,025

Budget Impact/Other
With the passage of Measure X, the local self-help tax measure for transportation, Carmel is scheduled to receive nearly $4.3 million over 30 years.
Measure X requires a Maintenance of Effort match based on the prior three years average of spending from the General Fund on streets. Staff has
estimated this match to be $632,000 for FY 2017-18.
It costs less to maintain a street in good condition than to repair a street that has failed. Funding for preventative maintenance helps reduce the
costs associated with deferred maintenance of roads.
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Project Name

Services: Public Works

Contact Public Works Director
Type

PW-1718-02

Project #

Department

Sidewalk Repairs (Multi-year)

Maintenance

Useful Life

15 years

Category

Sidewalk

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$125,000

This project involves the removal and replacement of existing sidewalk over multiple years.

Justification
Replacement increases the safety of pedestrians and ADA compliance, improves water retention and enhances the aesthetics of sidewalks in the
business/commercial district.

Expenditures

FY 17

FY 18

FY 19

FY 20

FY 21

Total

Planning/Design/Permitting

18,750

18,750

Construction/Maintenance

106,250

106,250

125,000

125,000

Total
Funding Sources

FY 17

Measure D

Total

FY 18

FY 19

FY 20

FY 21

Total

125,000

125,000

125,000

125,000

Budget Impact/Other
The funding of $125,000 will enable four segments of sidewalk to be replaced each year. Replacement of existing sidewalk reduces the cost to
maintain and repair aging sidewalk and reduces potential liability from trip and fall claims.
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Project Name

Services: Public Works

Contact Public Works Director
Type

PW-17-18-06

Project #

Department

Useful Life

Drainage Repair/Improvement Project (Multi-year)

Category

Maintenance
15 years
Storm Drainage

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$576,000

This multi-year project involves the repair and improvement to the City's drainage infrastracture.
Repairs to the Guadalupe and 5th storm drain are proposed as a multi-year, phased project. The current drainage line is located on private property
and is maintained by the City. Accessing private property for proper maintenance is often limited and poses other difficulties. This project will reroute the existing storm drain in this area off of private property and onto City property for proper maintenance and to prevent flooding. This
project also includes the overlay of 5th Ave. between Guadalupe and Torres, thereby smoothing out an existing street.
The first phase of the project scheduled for 17-18 is the installation of a new storm drain on 5th Avenue between Guadalupe and Torres Streets,
which includes the paving of 5th Avenue to relocate a storm drain into the City right-of-way and will cost $576,000. Phases 2 and 3 will occur in
subsequent fiscal years. Phase 2 will be the installation of a new storm drain on Guadalupe Street from the south side of 4th Avenue mid-block to
Guadalupe Street and 5th Avenue and Phase 3 will be the installation of a new storm drain from Carpenter Street between 4th and 5th Avenues to
the south side of 4th Avenue between Carpenter and Guadalupe Streets.
Other future years drainage repair and improvement projects that are anticipated include the intallation of a new storm drain on 11th Avenue from
Carmelo Street to San Antonio Street to reduce surface flow and flooding issues on San Antonio, a new storm drain on 8th Avenue between San
Carlos and Mission Streets to reduce surface flow and flooding issues on Mission Street, and a new storm drain on Lincoln Street between 1st and
2nd Avenues to reduce surface flow and flooding issues.

Justification
Storm drain improvements reduce drainage issues, improve water re-direction, and improve compliance with storm water regulations.

Expenditures

FY 17

Construction/Maintenance
Engineering/Design

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
504,000

72,000

72,000

576,000

576,000

FY 17

Measure D

FY 18

504,000

FY 18

FY 19

FY 20

FY 21

Total

576,000

576,000

576,000

576,000

Budget Impact/Other
Continual repair and improvement of existing drainage will reduce long-term maintenance costs.
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Project Name

Services: Public Works

Contact Public Works Director
Type

PW-17-18-07

Project #

Department

Useful Life

Lincoln & 3rd Cul-de-Sac Safety Project

Category

Maintenance
15 years
Street Reconstruction

Priority

Account #:
Policy Plan:

Total Project Cost:

Description

$64,400

This project involves the repaving of the Lincoln and 3rd cul de sac and the installation of two "bump outs" to narrow the opening of the entrance
to the cul de sac and improve safety.

Justification
Repaving the cul de sac and installing "bump outs" will serve to provide for pedestrian safety by reducing the amount of traffic into the cul de sac
through better signage and slowing traffic that does enter into the cul de sac.

Expenditures

FY 17

FY 18

FY 19

FY 20

FY 21

Total

Planning/Design/Permitting

8,400

8,400

Construction/Maintenance

56,000

56,000

64,400

64,400

Total
Funding Sources

FY 17

Measure D

Total

FY 18

FY 19

FY 20

FY 21

Total

64,400

64,400

64,400

64,400

Budget Impact/Other
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Project Name

Services: Facilities

Contact Public Works Director
Type

FAC-1718-03

Project #

Department

Sunset Center Railing Replacement (carryover)

Account #: 13-88693

Maintenance

Useful Life

10 years

Category

Buildings

Priority

Policy Plan:
Total Project Cost:

Description

$35,000

Funds for this project will be used to repair or replace the railing located along the north service driveway of Sunset Center, adjacent to the City
parking lot, and to repair and restore the railing at the main entrance to the Center for Photographic Art, the Marjorie Evans Gallery/Sunset North
Wing.

Justification
The existing railing is old, rusty, broken, unstable and potentially not within code requirements for height. Safety is a concern, as well as the
preservation of these architectural details of this historic building.

Expenditures

FY 17

Construction/Maintenance

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
35,000

35,000

35,000

FY 17

Measure D

FY 18

35,000

FY 18

FY 19

FY 20

FY 21

Total

35,000

35,000

35,000

35,000

Budget Impact/Other
There will be minimal costs associated with maintenance of the wrought iron railings once replaced.
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Project Name

Services: Facilities

Contact Public Works Director
Type

FAC-1718-04

Project #

Department

Sunset Center Projects (carryover)

Account #: 13-70919

Unassigned

Useful Life

15 years

Category

Buildings

Priority

Policy Plan:
Total Project Cost:

Description

$50,250

This project is an "umbrella" to cover various facility repairs and enhancements to the Sunset Center. Improvements to the main building and
cottages may encompass painting and window replacement and improvements to the main campus in general may include parking lot
improvements, exterior lighting, and access improvements to stairs and ramps.

Justification
Improvements will address any deferred maintenance items necessary to extend the useful life of the building as well as items to enhance the safety
and comfort of visitors to the Sunset Center campus.

Expenditures

FY 17

Construction/Maintenance

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
50,250

50,250

50,250

FY 17

Measure D

FY 18

50,250

FY 18

FY 19

FY 20

FY 21

Total

50,250

50,250

50,250

50,250

Budget Impact/Other
Operating budget needs for maintenance items may be reduced as deferred maintenance projects are addressed.
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Project Name

Services: Facilities

Contact Public Works Director
Type

FAC-1718-05

Project #

Department

Unassigned

Useful Life

ADA Transition Plan (carryover)

Category

Account #: 13-70915

Facilities

Priority

Policy Plan:
Total Project Cost:

Description

$100,000

The Americans with Disabilities Act (ADA) Transition Plan is a comprehensive study identifying barriers to accessibility at City facilites,
including buildings, parks, and sidewalks. The Transition Plan will identify the physical barriers in the City’s facilities imiting the accessibility of
programs, activities, or services to individuals with disabilities; outline the methods to be used to remove these barriers and make the facilities
accessible; provide planning level cost estimates for the removal of identified barriers; and propose a schedule to remove these barriers.

Justification
In 2010, the United States Department of Justice issued a final rule in order to adopt enforceable accessibility standards under the Americans with
Disabilities Act (ADA). These standards assure that state and local government services do not discriminate against individuals on the basis of
disabilities. The purpose of the ADA Transtion Plan is to outline compliance with these rules and regulations, identify areas in need of
improvements to comply with ADA and mitigate the City's potential exposure to non-compliance.

Expenditures

FY 17

Study/Plan/Report

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
100,000

100,000

100,000

FY 17

Measure D

FY 18

100,000

FY 18

FY 19

FY 20

FY 21

Total

100,000

100,000

100,000

100,000

Budget Impact/Other
Assumes $5,000 annually to update survey, which can be incorporated into the operating budget. Projects that are identified as part of the survey
and transition plan will be added as stand alone capital improvement projects in the future.
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Project Name

Services: Facilities

Contact Public Works Director
Type

FAC-1718-06

Project #

Department

Sunset Center Awning (carryover-design only)

Account #: 13-70922

Improvement

Useful Life

15 years

Category

Buildings

Priority

Policy Plan:
Total Project Cost:

Description

$25,000

Funds for this project will be used to construct an awning to cover the outdoor space near the concession area. This 22’ x 44’ structure will be
designed and built to connect to the Promenade Lobby roof and will be supported by the existing arbor columns. This project will provide outdoor
event space and an expanded concession service area year-round. Planning Commission and Historic Resources Board review are required.

Justification
The proposed area has an arbor with climbing plants and is not functional to support theater or lobby events. This project proposal is in response to
feedback from theater patrons as well as event organizers seeking more space and increased capacity for events in the lobby. The new outdoor
space will greatly enhance Sunset Center’s ability to serve user groups, attract new business, and reach goals to upgrade concessions service.
Additionally, the awning will help protect the part of the building proven to be most vulnerable to harsh weather conditions, especially wind and
driving rain that has already begun to deteriorate the structure. The recommendation for this project is included in the 2013 Facility Assessment
Report.

Expenditures

FY 17

Planning/Design/Permitting

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
25,000

25,000

25,000

FY 17

Measure D

FY 18

25,000

FY 18

FY 19

FY 20

FY 21

Total

25,000

25,000

25,000

25,000

Budget Impact/Other
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Project Name

Type
Useful Life

Scenic Pathway Landscape Renovation (Multi-year)

Category

Maintenance
20 years
Beach

Priority

Account #:
Policy Plan:

Srvs: Forest, Parks, & Beach

Contact City Forester

FPB-1718-01

Project #

Department

Shoreline Management Plan
Total Project Cost:

Description

$150,000

This project continues the renovation of the landscaping, irrigation, and walking surface along the Scenic Pathway. The schedule is as follows:
-FY 17: The landscaping of 5 priority areas identified in the Shoreline Master Plan will be completed.
-FY 18: The entire pathway will be refurbished.
-FY 19: The remaining landscape areas identified in the Shoreline Master Plan will be completed.

Justification
The Scenic Pathway is over 25 years old and is in need of an overhaul. Many of the original plantings along the path are gone and have not been
replaced, or the plants are suffering from low levels of maintenance and irrigation infrastructure deficiencies. The pathway surface has been worn
down from heavy use and is in need of redefinition and resurfacing. Maintaining the landscaping and pathway is an implementation element of the
Shoreline Master Plan. Landscaping redesign for some of the priority areas along the Scenic Road Path was completed in FY16/17.

Expenditures

FY 17

FY 18

FY 19

FY 20

FY 21

Total

Planning/Design/Permitting

15,000

15,000

Construction/Maintenance

135,000

135,000

150,000

150,000

Total
Funding Sources

FY 17
135,000

Measure D
Trust

Total

FY 18

FY 19

FY 20

FY 21

Total
135,000

15,000

15,000

150,000

150,000

Budget Impact/Other
Once renovated, there will be ongoing costs to maintain the plantings and pathway by staff or through a landscape maintenance contract as well as
costs of irrigation through the Del Mar tank or water meter. This project will be funded, in part, with the Erle Lagerholm Trust.
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Project Name

Type
Useful Life

North Dunes Habitat Restoration (Multi-year)

Category

Account #: 13-78905
Policy Plan:

Srvs: Forest, Parks, & Beach

Contact City Forester

FPB-1718-02

Project #

Department

Maintenance
5 years
Park Improvements

Priority

Del Mar Master Plan
Total Project Cost:

Description

$60,000

This project is the continuation of a multi-year dune habitat restoration of the the North Dunes of Carmel Beach. The City has a five-year Coastal
Development Permit (CDP 16-315) which was approved in the fall of 2016. Authorized activities under the CDP include: invasive plant removal
and control, fencing, sand stabilization, plant propagation and installation, protected species management and monitoring, signage, reporting, and
general maintenance. Removal of old tree stumps, dead and hazardous trees and up to five small live trees is also approved. The project biologist
will also study and make recommendations as to whether additional tree removals should occur. Additional tree removals will require a separate
CDP. A significant amount of progress has been made in early 2017, but more work is required to achieve a sustainable dune habitat.

Justification
The Del Mar Master Plan and the North Dunes and Del Mar Dunes Habitat Restoration Plan addresses management policies and practices related
to the Dunes including ensuring that long-term management activities maintain the natural dune ecology of Carmel Beach in a manner consistent
with public safety; protecting and enhancing the fragile plants and fauna in the Dunes against any significant disruption of habitat values; and
identifying, protecting and managing Environmentally Sensitive Habitat Areas to ensure their long-term integrity and the biological productivity of
these habitats.

Expenditures

FY 17

Construction/Maintenance

Total
Funding Sources
Trust

Total

FY 19

FY 20

FY 21

Total
60,000

60,000

60,000

FY 17

Measure D

FY 18

60,000

FY 18

FY 19

FY 20

FY 21

Total

45,000
15,000

45,000
15,000

60,000

60,000

Budget Impact/Other
Minor maintenance costs are currently included within the operating budget. Volunteer efforts also contribute to the removal of invasive plants.
This project will be funded with Measure D funds in the amount of $45,000 and with $15,000 from the Erle Lagerholm Trust.
The budget for the cost of the biological consultant in future years is $17,500 in Fiscal Year 2017-2018 and $8,500 in Fiscal Years 2019- 2020 and
2020-2021 respectively.
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Project Name

Type
Useful Life

Beach Stair Maintenance (Multi-year)

Category

Account #: 13-78902
Policy Plan:

Srvs: Forest, Parks, & Beach

Contact Public Works Director

FPB-1718-04

Project #

Department

Maintenance
10 years
Beach

Priority

Shoreline Management Plan
Total Project Cost:

Description

$140,000

In 2015 a survey and assessment of the beach stairways was completed by a strutural engineer. Many of the hardware and wood elements of the
stairs along the waterfront are showing significant degradation due to salt exposure, oxidation and age. The following items were identifed as a
high priority and are recommended for funding:
- Replace 14 guard rail posts and replace the wood flight with concrete stair and stone
veneer retaining wall at Scenic and Martin Way ($30,000)
- Demolish and rebuild the existing wood rail at Scenic and 10th Avenue ($27,500)
- Reconstruct landing and insert one 6 inch step at Scenic and 8th Avenue ($20,000)
In addition, two other consultants made recommended in 2016 to place a stepped concrete pedestal in the bedrock at the base of the beach access
stiarway in the 12th Avenue cove. While the cost is to be determined, there is placeholder funding for the cost of excavating sand and exposing the
base of the stairs as well as the fabrication of the pedestal itself ($50,000).
This project also includes funding for miscellaneous repairs. This assumes an average of cost of $2,000 per staircase ($24,000).

Justification
Replacement of the beach stairs is necessary to maintain safe public access to Carmel Beach. Continued degradation of the hardware and stair
materials will lead to the increased risk of failure to key components, which could potentially result in closure of beach access and possible injury
to the public.

Expenditures

FY 17

Construction/Maintenance

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
140,000

140,000

140,000

FY 17

Measure D

FY 18

140,000

FY 18

FY 19

FY 20

FY 21

Total

140,000

140,000

140,000

140,000

Budget Impact/Other
Minor repairs to stairs are performed as needed and absorbed as part of the operational budget, with repairs made by staff or outside labor as
warranted. An analysis of the condition of the stairs was performed by a structural engineer in 2015.
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Project Name

Type
Useful Life

MTNP Improvements (Multi-year)

Category

Maintenance
n/a
Park: Mission Trail

Priority

Account #:
Policy Plan:

Srvs: Forest, Parks, & Beach

Contact City Forester

FPB-1718-05

Project #

Department

Mission Trail Nature Preserve
Total Project Cost:

Description

$50,000

Funds for this project will provide for ongoing maintenance needs in the Mission Trail Nature Preserve, including trail maintenance and repairs,
drainage improvements, signage and the removal of invasive species, including English Ivy, Cape Ivy and invasive trees, primarily eucalyptus and
acacias, and other large non-native trees.

Justification
This project supports the Mission Trail Nature Preserve Master Plan.

Expenditures

FY 17

Construction/Maintenance

Total
Funding Sources
Total

FY 19

FY 20

FY 21

Total
50,000

50,000

50,000

FY 17

Measure D

FY 18

50,000

FY 18

FY 19

FY 20

FY 21

Total

50,000

50,000

50,000

50,000

Budget Impact/Other

329

FY 17 thru FY 21

Capital Improvement Plan
City of Carmel-by-the-Sea, CA
Project Name

Type

Improvement

Useful Life

Shoreline Landscape Barriers (carryover)

Category

Account #: 13-78922
Policy Plan:

Srvs: Forest, Parks, & Beach

Contact City Forester

FPB-1718-06

Project #

Department

Beach

Priority

Shoreline Management Plan
Total Project Cost:

Description

$55,000

Funds for this project are for the replacement of the shoreline landscape barriers along the Scenic Road Pathway and rerouting of selected
segments.

Justification
The landscape barriers are in unsatisfactory shape, resulting in both safety issues and aesthetic issues. The City's 2015 Shoreline Assessment
recommended replacement of the entire length of single-rail barriers and also recommended minor relocation of certain segements.

Expenditures

FY 17

FY 18

FY 19

FY 20

FY 21

Total

Planning/Design/Permitting

10,000

10,000

Construction/Maintenance

45,000

45,000

55,000

55,000

Total
Funding Sources

FY 17

Measure D

Total

FY 18

FY 19

FY 20

FY 21

Total

55,000

55,000

55,000

55,000

Budget Impact/Other
Implementation of this project will result in cost savings for annual maintenance costs.
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CIP FY 17/18
Permitting Requirements

Facilities and Buildings
ADA Facilities Survey and Transition Plan
Main Library/Park Branch Library HVAC System
Sunset Center Repairs and Enhancements (e.g. awnings, railing, etc.)
Police Department Renovations
Parking Branch Library Repairs and Enhancements
Physical Infrastructure/Hardscape
Streets and Road Projects
Sidewalk Repair
Lincoln Street and 3rd Ave Cul-de-Sac
Drainage Repair Improvements
Bikeway Projects (Larson Field/Rio Park Trail)
Ocean Avenue Median
Shoreline Landscape Barriers
Waterfront Signs
Beach Stair Maintenance
Natural Resources
North Dunes Habitat Restoration
Mission Trail Nature Preserve (MTNP) Restoration
Scenic Road Pathway and Landscape Renovation
IT/Systems, Equipement, Vehicles
Agenda Records Management System
City Website
Desktop Computer Replacement
Vehicle Replacement (Fire, Police)
Encryption
Fire System Ventilation
Geographic Information System
Library Generator
Security Pole Cameras
Wireless Access Indoors

Planning Permit or Review

Coastal Development Permit

CEQA

Building Permit or Review

Board/Commission Review

N
N
Y
N
N

N
N
N
N
N

Exempt
Exempt
Exempt
Exempt
Exempt

N
Y
Y
Y
Y

N
N
PC, HRB
N
N

N
N
N
N
Y
Y
Y
Y
N

N
N
N
N
Y
N
Y
Y
N

Exempt

Exempt
Exempt
Exempt
MND Filed
Exempt
Exempt
Exempt
Exempt

N
N
N
N
N
N
Y
N
Y

N
N
N
N
PC
PC
N
PC
N

Y
Y
Y

Y
Y
Y

MND Filed
Exempt
Exempt

N
N
N

PC (complete)
PC (complete)
PC

N
N
N
N
N
N
N
N
N
N

N
N
N
N
N
N
N
N
N
N

Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt

N
N
N
N
N
N
N
Y
N
N

N
N
N
N
N
N
N
N
N
N

331

